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Introduction   and   Overview 

iVlany   people  working   with    Boston's   homeless   have  already   isolated   the 
problems   and    recognize  the  need   for   solutions.      Social    service  agencies    like 
the   Emergency  Shelter  Commission    have  conducted   extensive   research    iden- 
tifying  the  homeless   population   and    its   needs. 

Professionals  dealing   with   this   topic   have  come  to  the  point  where 
planning   is   required   for   long-term   solutions   not  just  crisis  action.      Because 
of  the  nature  of  today's   real   estate  market  with   the  increase   in    rents  and 
overall   housing   prices  and   the  simultaneous   decline   in   the  amount  of  affor- 
dable housing,    the  homeless   have  grown   to   include  many   low-   and  moderate- 
income   individuals  and   families. 

Boston's   supply  of  shelters    is   adequate  and   additional   stock  is   unneces- 
sary.     Instead,    it  is   in   the   best   interest  of  the  city  to   shift  the  focus  from 
short-term   residences   like   shelters   to   solutions   like  permanent  and   transitional 
housing.      Marketing   would    play   a   major   role   in   this   scheme  since  there   is 
stigma  attached   to   lodging   house   living.      Already  the   Boston   Aging   Concerns 
is  marketing    its   lodging   houses   as   "Shared    Living    Houses".      In   addition   to 
this,    city   planners   need   to   implement   programs   that   facilitate  access  to  bene- 
fits  and   job   training    programs.      As   a   means   of   incorporating   a   se.lf-help   pro- 
gram  with    improved    living   conditions   a    sweat   equity    initiative   could    be 
implemented   as   part  of   a   |ob    training    program   for    residents.       Inherent   to   this 
scheme   is   the   shift   in    focus    fr-om   a   caretaker   system   to   a   system   that  allows 
the   individual    to   take   care    jt    himseif   making    for   a   more   productive   member  of 
society. 

San    Diego   has   has   haa   much    success    in    providing    shelter  for  the  home- 
less.      Instead   of   providing    beds   enmass   or   processing    large   quantities   of 
people  a   night,    city   and    community    members    have   provided   adequate   amounts 
of  low-   and   moderate-income   units   similar   to   the   European   pensione. 
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As   previously  mentioned,    large   studies  and   analyses  on    shelters   for  the 
homeless   and  on    lodging   houses   have  been   completed   and   further   research   will 
be  done   in   the  near  and   far   future.      The   socio-economic   issues  were  analyzed 
from  each    possible  angle  and   point  of  view  and   conclusions   were   reached. 
These  different  approaches   have   brought  together  a   broad   spectrum  of  poli- 
ticians  in   the  field.      These   studies,    however,    fail   to  address  the   physical 
details  of  existing    lodging   houses.      Hence,    our  study   deals  mostly  with   the 
physical   details  of  lodging   houses,    analyzing   the  data  and   attempting   to 
arrive  at  conclusions  and    recommendations. 

The  following   are  summaries  of  these  descriptive   reports  which   serve   in 
identifying   the   problems   and    the   issues  of  homelesness: 

Summary  of   Findings  of  Commission   on   the  Affairs  of  the   Elderly   Report 

o     Out  of  240   lodging    houses   registered    in   the   City   in    1985,    29  turned  out 
to   be   sold   or  converted    to  condos. 

The  eligible   sample  was   211    and    interviews  were  completed   with   129 
or  61%  of  the   possible   total. 

o     The  129   respondents    included   five  that  were  owned   by   non-profit  groups 
for   special    populations. 

0  One-third   of   all    lodging    houses    are  on    Beacon    Hill. 

o  Fifteen    percent   are   in    the   Government   Center   area. 

o  The   South    End    has    157,  of    lodging    house   rooms. 

o  The   average   number   of    rooms    in   a    lodging    house   is   about   15. 

o      The   slightly   over   200     edging    houses    in    the   city    have   about   3,000   units 
of  housing. 

0      Eighty   percent  of   \cc  :  '^q    house   rooms   have  a   common    kitchen   for  use  by 
tenants . 

Characteristics   of   Owners    j'    ^odgmg    Houses 

o      A    little  over   1/3  of   responding   owners    live   in    lodging    houses. 

o     Sixty-two   percent  of   the   lodging   houses   are  not  owner-occupied. 
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o     Almost  1/2  of  all    the   lodging   houses   are  owned   by   people  who  are  60 
years  of  age  or  older. 

o     Almost  1/2  the   houses   have   been  owned   21    or  more  years. 

o     Twenty-five  percent  of   lodging   houses   have   been   purchased    in   the   last 
five  years. 

Trends   in    Lodging   House  Stock 

o      In   the   1920's  there  were  an   estimated   35,000   licensed    lodging   house 
rooms   in   Boston. 

o     By   1950,    the  number  had   dropped   to  25,000. 

o     In   1968,    9,500  lodging   house  rooms   remained. 

o     Today,   the  number  of  lodging   house   rooms   is  3,000. 

Third  World  Models 

The  following    is   a   summary  of  an   article  by   Leiand   S.    Burns  entitled 

"Third  World  Models  for   Helping   U.S.    Homeless"   which   appeared  on  the 

opposing   editorial   page  of  the  Wall   Street  Journal    (January  2,    1986).      Major 

points  are   briefly   highlighted: 

o     "Public   housing   built   to   high    standards   and   at   high   profile  has  failed  at 
a  global   level   to  provide  suitable  cost-effective  accommodations." 

o     "Field    research    repeatedly   shows   that  heavily   subsidized   projects... 

generate   less   participant   satisfaction   than   do  more  modest   "second   best" 
solutions   such   as   self-help   construction   and   upgrading  of  existing 
dwellings. " 

o      "...Public   officials   must   turn   a    blind    eye   to   building-   and   occupancy- 
code   violations   evident    m    the   squatters'    jerry-built   shacks...      Applying 
this    lesson   to  the   U.S.    wtW    not   be  easy   given    the   intransigence  of  public 
servants   whose   business    it   is   to  make  and   enforce  codes...      Codes   must 
be  compromised    if  onl-y    to   allow   the   homeless   to   live   m    situ   while 
upgrading   their  homes    ' 
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Summary  of   Findings 

Our  study   indicates   that   "models"   of  new   lodging   houses  already  exist   in 
the  city  of   Boston.      These  models   could   be   replicated    in   other  development 
projects. 

Another  finding    is  a   new   concept  of  the  technical/design   details   for  a 
desirable   "lodging   house",    and   consequently,    the  need   for   such   guidelines 
when   conducting   a  feasibility   study  on   an   existing   building   for  a   lodging 
house  development. 

The  partial   survey  of  building  conditions   indicate  a  fair  to  good  category 
of  exterior  condition   -   which  generally   isn't  congruent  with  the  interior 
condition  and  design.      Another  finding   from  this   survey   is  that  most  of  the 
existing   houses  are  not  utilizing  all   their  "Building's   Housing   Capacity"   -  the 
maximum   square  footage  available   in   the  building  for  housing;    in  the  form  of 
basements,    attics   and    rear  yard   space. 

Findings  of  our   Preliminary   Market  Analysis   indicate  that  the  maximum 
rent  per  month   affordable  to  a   recipient  of  social   security   retirement  benefits 
is   $130.50.      The   recipient  of   social    security  disability   insurance  can   pay  a 
maximum  of  $144  for  monthly    rent. 

Establishing   a  citywide   land    trust   seems   to   be  a   viable   policy   initiative 
geared   towards   preserving    Boston's   lodging   houses.      Also,    a    limited   equity 
scheme  could    be   implemented    for   rental    units   with    long-term   deed    restrictions. 
A   service  oriented   fund   could    be  organized    to   provide  management  services 
for  older   lodging   house  owners. 
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LODGING   HOUSES    -   CLASSIFICATION    AND   CHARACTERISTICS 

We  make  a  distinction   between   shelters   and    lodging   houses   as   dwellings 
units   for  the  homeless.      Each   type  could   be  categorized    relative  to  the   tech- 
nical  functions  and   details  of  the  building  or   its   capacity.      In   this   study   we 
do  not  deal    with   socio-economic  categorization   of  the   shelters   and    lodging 
houses. 

BY  CAPACITY  BOSTON'S  STOCK 

No.        % 


Shelters   by  no.  I.      5  to   35   beds  9  56 

of  beds 


II. 

35   to   99  beds 

4 

25 

ill. 

100   and   more 

3 
16 

19 
100% 

Lodging   Houses 

1. 

4   to   10   rooms 

90 

44 

by   no  of  rooms 

II. 

11    to    19   rooms 

96 

47 

III  .       20   to   49   rooms  15  7 

IV.      50  and   more  5  2 

206  100% 

BY   TECHNICAL    FUNCTIONS/DETAILS 

Shelters  I.       Adults 

1 1  .       Woman    in    Crisis 

III.        Families 

IV.      Adolescents 

V.      T'-ansitionaL  Supporting    Housing 

V  I  .      Day    Programs 

Lodging    Houses  I  .       ^:ocms   Without   Amenities 

-i .    With    common    bathroom,    kitchen    and   dining    room 

o.    With    common    bathroom,    kitchen,    dining    room 
and    living    room 
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1 1 .      Only   Rooms 

a.  With    kitchen    in    room 

b.  With    bathroom   in    room 

c.  With    bathroom   and    kitchen    in    room 

III.        Rooms   Category    I    and    1 1    With   Management 

a.  With   dwelling   unit  for  management  for  24  hours 

b.  With   directory 

IV.      Rooms   Category    III    With   Other  Services 

a.  Social    program 

b.  Other   special    services 
V.      Rooms   and   Other    Income 

a.  Ground   floor  with   story,    office  or  other  services 

b.  Apartments   in    part  of  the  building 

c.  Bed   and   breakfast 

Another  way  to  categorize   the   lodging   houses   is   by  type  of  building: 

a.  Originally   planned   as   a   lodging   house 

b.  Ordinary    building    with    latter   conversion   to   a 
lodging    house. 

The  first  category    shcvvs   us    that   in   dealing   with    lodging   houses   we  have 
to   deal    with   each   categor-\      eparately. 
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Existing    Regulations  on    Lodging    Houses   and   More 

The  existing   regulations  on    Lodging    Houses   in    Boston   are   part  of  the 
entire  building   and   fire  codes,    with    few   specifications   on    lodging   houses. 
See   Boston    Zoning   Code;    ART.    8-7    Regulations   of   Uses,    page   35,    Conversion 
of  Dwelling   Structures,    Page  40,    Temporary    Dwellings,    page  41,    Lodging 
Houses,    Dormitories,    Hotels,    page  41,    Other    Institutional    Uses,    22,    22A,    page 
47,    1-7  deinstitutional . 

This   situation   has   brought  about  two  extreme   reactions:      On  the  one 
hand,    these   regulations   like  many  other  building   codes   were  too  complex   and 
not  suitable  for  the  average   lodging   house.      As  a   result,    these  codes   were 
violated,    during   the  years,    by   the  owners.      Because  tenants  were  mainly 
transients,    dependent  on   the  owners  to  maintain   the  buildings,    they  were   less 
willing   to   report  these  violations.      On   the  other   hand,    the  possibility  not  only 
for  conversion   to  condos   or  apartments,    but  also   to   increase  the  available 
square  footage  of  the   buildings   by   using   attics,    additional   floors  and   base- 
ments,   was   not  covered   enough    by   the   legislation.      From   circa  3,000   licensed 
lodging   houses   in    Boston    in    the   20's,    today   the   remaining   number  is   less  than 
200.      The   Town   of   Brookline   as   well    as   City   of   Cambridge   (MA)    has   a    "pack- 
age"   called    "Lodging    House    Regulations"    in    which    they   define   the   lodging 
house,    purposes,    management,    and    technical    details.      Although    it   is   a    1S63 
regulation   and   gives   an    answer   to   only    part  of   the   issues,    it   is   a   good 
example  and   base  for  a    fLirther   specific   regulations/laws   for   lodging   houses. 

The   Cambridge    "Loci:;  -"g    House   Management   Assistance   Manual"    has   a 
similar   outlook   as    Brookh-'e  s    manual. 
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Lodging    Houses    -   Three   Examples 

We  chose  three  examples   from   the   stock  of  buildings   used   as    lodging 
houses.      One  of  them   was   a   typical    lodging   house   in   the  South    End.      This 
building   exemplifies   a   typical    structure    in    the   South    End.      Also,    the   building 
is   undergoing   problems   and   issues   typical    to  this   type  of  property.        The 
second   building   is  a   new   "model"   of   lodging   house  developed   by  a   non-profit 
organization.      This   structure   is    located    in    Brookline,    near   Kenmore  Square 
and   should   represent  a  future  generation  of   lodging   houses. 

The  third   example   is   a  complex  of  two  adjacent  buildings,    four  and  a 
half  stories  each   in   the  South    End.      This  complex   was  designated   (by  the 
BRA)   to  be  developed   as   a   lodging   house   by   Boston   Aging   Young   &  Old 
Limited,    Inc.,    -   a   non-profit  organization   which  owns  and   manages  two  other 
lodging   houses   in   the  city.      Their  model    is   also,    in   many   respects,    a 
potential    representation   of  a   specific  type  of   rooming   house. 
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1.      The  Typical    Existing    Lodging   House   Example 


RES10/E/021986/2 


1 .        Typical    Existing    Lodging    House   in   South    End 

The  building   is   located    in   the  South    End  on   one  of  the  secondary   transit 
arteries   from  the  neighborhood   to  downtown    Boston.      The   street   is   charac- 
terized  by   rows  of  four  and   five-story   brick   townhouses   set  close  to   the 
street. 

The   building   is   set  on   a    lot  which   occupies   1,742   square  feet,    its   foot- 
print area   is  890  square  feet  and   20   feet  wide.      It  was  originally  a   private 
single-family   house.      In   the   1880's   it  was   converted   to  apartments  and    later 
to  a   rooming   house. 

The  structure  is   a   brick  four-story   with   a   raised   basement.      The   street 
facade  is  faced   with   elaborately  ornamental    brownstone  and   brick.      The   last 
floor   is  a  mansard    roof  with   ornamented   dormers.      The   stained  glass  transom 
above  the  main   door  and   projecting   bays   are  part  of  the  street  rhythm   and 
style.      The   hall   contains   a   heavily   decorated    staircase,    a  carved   marble 
fireplace  and   a  finely   worked    skylight  on   the  top  of  the  stairhall.      The   large 
rooms  are  decorated   with   ornamental    plaster  and   core  moldings.      The   internal 
doors   are  still   original,    each    having   a   stain   glassed   transom. 

The  basement  is   not   utilized   and   contains  only   a   boiler  and  other  mechan- 
ical   equipment.      The   first    floor    includes   two    large   rooms,    180   square   feet 
each   and   a   bathroom.      The    typical    floor   (second,    third    and    fourth)    includes 
two   large   rooms,    180   square   feet   each,    one   side   room    100   square   feet   and   a 
bathroom.      The  entire   building    has   a   total   of  eight   large   rooms,    three  side 
rooms   and   four   bathrocrrs    -    one   bathroom    for   each    floor.      There   is   no   common 
kitchen   or   dining    room.  "e    space   between    the   main    porch/entrance   and   the 

stair  case   is   used   as   a   ccn-.-ion    living    room.      Each    room   is   furnished   with   a 
bed,    table,    chair,    bureau.      A    refrigerator  completes   the  common   furniture  on 
each   floor.      The   licensed   capacity   of  this   lodging   house   is   nineteen   tenants. 
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TYPICAL  LODOINQ  HOUSI  IN  SOUTH  END  IN  ItO*- 

Th«  aid*  room*  In  1906  war*  smallar  than  In  th« 
axlating  lodging  houaaa  of  1986 


Typical    Existing  Lodging    House  In  South    End    1986 
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TYPICAL    FLOOR 


Existing    Building   Condition   and   Site  Work 

The  exterior  building   condition    is  good   to  fair.      The   roof  needs   new 
flashing,    gutters   and   downspouts.      The   skylight   needs   replacement  of  glass 
panels,    new   flashing   and   the   trim   needs   painting.    The   building    is    in    need   of 
the   replication   of  deteriorated   brownstone  elements;    the   repointing  of  the 
brick  surface,    the   repairing  of  crooked    lintels;    the  caulking  of  joints   between 
the  woodframe  and   brick;    the  painting  of  the  trimming   and   doors;    replacement 
or  topping   of  front  stair  and    replacement  of  the  hand    rail. 

The  interior  building   condition    is   fair  to  poor,    and   the  work   needed   to 
rehab   the  structure  is  a   function   of  the   level   of  finish    required.      The 
interior  plaster  and   ceilings  are  mostly   deteriorated  on   the  first  and   fourth 
floors   and   need   replacement.      Some  original   medillions  are  still    in   very  good 
condition;    surface  pointing   of  walls  and   ceilings   need   to  be  done  to  the 
interior;    the   board   flooring   needs  only   a   few   replacements,    but  most  of  the 
baseboard  on   the  first  floor  and   the   staircase  needs   replacement;    the   stair- 
case is   in   fair  condition,    but  a   large   part  of  the   railing   needs   repair.      The 
bathrooms  are   in   poor  condition   and   need   a   complete   rehab,    including   new 
heating   and   water  systems.      The  heating   and   plumbing   systems   need    replace- 
ment. 

The   building   and    the   rehab   could    be   done   in    stages.      This   will    give   the 
possibility   of   continual    use   of   the   building    during    the   rehab   period.      The 
building   has  the  capacity  of   11    lodging    rooms.      With   a    rent  of  $60/week  for  a 
large   room  and   $45/week    'or   a    sideroom,    the  total   gross   income  will    be; 

8x4   weeks    x    $50    =  $    1,720    -    Large    Room 

3x4   weeks   x    $45   =  $        540    -   Side    Room 

Monthly   Total    Gross    Income   =   $   2,460 
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After  the   rehab,    with   a   better   plan   and   design,    using   the   basement  as 
additional    living   area,    the   income  would   be: 

10  X   4  X   $80  =  $3,200   -    Large    Rooms 

4   X   4   X   $60   =  $      960    -   Side    Rooms 

Monthly   Total    Gross    Income   =   $4,160 

The  conversion  of  the  building   to  apartments   -   excluding   conversion   to 
condominium   regulated   by   law,    will    allow   an    income  of: 
1A   X   $500/M  =  $     500   -   Studio 

2A   X   $  650/M  =  1,300-1    Bedroom 

3A   X   $900/M  -  $2,700 

Monthly  Total    Gross    Income   =  $4,400 

As   we  see,    the  gap   between   the   use  of  the  building   as   lodging   house  or 
apartment   is  only   $140  a  month,    or  about  $1,700  a   year   because  the   invest- 
ment for  apartments   is   higher   than    for  an   average   rooming    house   (kitchens 
and   bathrooms    in   each   apartment   versus   one  central    kitchen   and   fewer  bath- 
rooms  in   the   rooming   house).      But   most   importantly,    the  average  owner  of  a 
lodging    house   could   much    easier   afford    a   small    and    partial    loan   to   rehab   the 
building    in    stages    instead    o^'   selling    it   or   making   a    total    rehab   and   conver- 
sion. 


RES10/A/022686/14 


2.      The  Sullivan   Realty  Trust  "Model" 
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2.        The  Sullivan    Realty   Trust   -    1043/1045   Beacon   Street,    Brookline  Mass 

A  Model   Lodging   House 

This   "Model",    was  designed    by   the  CBT   architectural    firm   and    is  owned 
by   the   Sullivan    Lodging   Trust.      It   is  one  of  the   few   new   lodging   houses   built 
in   Massachusetts   in   the   last  few   years.      Not  only  was    it  completely   rehabbed, 
but   it  was  also  designed   as   an    "ideal"   and    "model"   of  a   lodging   house,    using 
all   the  experience  of  Sullivan   Trust's   staff  and   the  CBT's   architects,    with 
respect  to   lodging   house.      As   seen   further,    the   result  was  an   excellent 
MICROAPARTMENT   building   for  the   homeless. 

The  structure  is    located   one   block   from  St.    Mary's   Church   in   Brookline, 
near   Kenmore  Square,    on  one  of  the  main   transit  arteries   between   Brookline 
and   Boston.      The   street   is   characterized   by   rows  of  four  and   five-story   brick 
and   stone   Victorian   townhouses,    set  close  to   the   street. 

The  property  which  occupies  5,280  square  feet,  was  a  rooming  house  for 
62  years.  After  some  years  of  decline,  and  partial  vacancy,  the  building  was 
purchased  by  a  developer  in  order  to  be  converted  to  apartments  or  condo- 
miniums. The  Brookline  Board  of  Appeals  rejected  the  application  for  change 
of  occupancy  to  condominiums  or  apartments.  At  this  stage,  the  Sullivan 
Lodging  House  Reality  Trust  acquired  the  building  for  a  total  rehabilitation  to 
a   new  modern    lodging    house. 

The   structure   is   a   complex   of   two   and    four-story   adjacent   buildings   and 
a   raised   basement.      Each    DLnlding    has   a   footprint  area  of  1,460   square  feet 
and   a   7,000  gross   floor   .a-ea.      it    is    setback    16   feet   from   the   street.      A   flight 
of   stairs   for   each    buildin-]     eads    up    to   the   mam   entrance. 

The   interior   has   a   c~--tral    staircase   for  each    building   with    rooms  opening 
around   the  stairhall.      The   tv\o   staircases   and    their   hall,    having   being   con- 
nected  by  a   door,    tie   the   two   buildings   around    this   central   circulation   course. 
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Basement   -   The   basement   (for  the  entire  complex)    includes   a  double 
bedroom  for  the  handicapped;    a   single   room   for  the  handicapped;    part  of  the 
manager's  dwelling   unit;    an   office   for  the   Director;    a   common    kitchen,    common 
dining    room;    a    laundry;    storage   closets   and    boiler   room. 

First   Floor   -   The  first  floor   (of  the  entire  complex)    includes   a   studio 
apartment  with   a   kitchen   and   a   bathroom;    part  of  manager's   dwelling   unit;    a 
storage   room;    two  common   living    rooms;    a   common    kitchen   and   dining   room 
and  a  toilet. 

Typical    Floor   -    Four  double   bedrooms;    four   single   bedrooms,    and   two 
bathrooms  for  each   floor   (second,    third,    fourth   floor),    for  four  to  six 
persons  per  bathroom. 

The   idea   behind  the   new   design   and   plans   was  to  have  a  complex   which 
will    be  a  microworld   and   a   long   term   transition    stage  between   the  shelter  and 
a  future  permanent  dwelling   unit  such   as   an   apartment.      The  basement  and 
first  floor  were  considered    to   be   the  center  of  social    interaction   for  the 
tenants.      Although    it  seems   too  opulent  with    kitchens,    dining   rooms,    common 
living   areas  and  office/manager   space,    the  whole   idea   was   exactly  this.      It 
was   to  have  these  amenities,    if  only   to   serve   as   an    "ideal    model"   for  other 
lodging   houses   similar   in   design.      The   "circulation"    is   fluid   between   the  base- 
ment  and    first   floor.       It    includes   a   wheelchair   lift,    and    separate   stairs   for 
common    use   and   for   management's    use.      The    kitchens   have   modern   equipment 
like   refrigerators,    stoves,    counters,    cabinets   and    storage   spaces.      There   is 
direct  access  to  the   kitchei^    trom    the  dining    rooms,    isolating   the  dining/ 
kitchen   unit  from   the   rest    .:'    the   buildings.      The  common    living    rooms   are 
furnished   with    sturdy  old    turniture  complementing   the   Victorian   fireplaces, 
and  the  original   ornamented   ceilings   and   moldings. 
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One  of  the  main   entrances   is   not  utilized,    giving   more   space   to  the 
manager's   living   unit.      This   mini   apartment   is   in    itself  very  well    planned    in 
order  to   separate  the   private   life  of  the  24-hour  manager   from   her  daily 
work:      bedroom,    bathroom   in   the   basement  floor;    kitchen   and   living    room  on 
the  first  floor. 

On   the  ordinary  floor,    each    large   room  of  circa  280  square  feet 
(14'-0"x20'-20")   has   a  closet  and    is   furnished   with   two  beds,    two   nightstands, 
dresser,    table,    chair,    desk,    easy  chair  and   a   bureau.      The  smaller  room,    130 
square  feet  (8'-0"x16'-0" )   has  a  closet  and   is  furnished  with   a  bed,    night 
stand,    table,    chair,   desk,    easy  chair,    bureau   and  dresser.      The  designer/ 
architect  chose  to  refurnish   these   roo.ns  with  old   furniture  that  is  still   in 
relatively  good   shape  complementing   the  Victorian  fireplaces,   moldings  and 
plastered  ceilings. 

The  stair  hail   is   spacious  and   lit  by  the  skylight  on  the  top  of  the 
staircase.      The  corridors   and   stairs  are  covered   with   carpets  for  noise   reduc- 
tion.   For  the  same   reason,    closets   were  planned   between  the  rooms  and  the 
bathrooms  or  corridors. 

Summary  of   Findings    -   This   plan    utilizes   the  maximum   capacity  of  the  complex, 
in   terms   of  number  of  units   and   quality   of  amenities.      Although   the   rooms   are 
by   normal    standards   very    large   (280   square   feet  and    130   square  feet)   this 
was   the  only   rational   division   of   space   providing   naturally   lit   rooms   and 
amenities.      The  creation   ct    a    "warm"    common   area   in   the   basement  and   first 
floor,    with    separate  circulation    for  management  and   tenants   create  the  desired 
"microworld" .      Using   modem    heating,    plumbing,    and   sprinkler  systems,    the 
building   reaches  a   level   of  upper-middle   income  apartment   in   the  city. 
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The   same  complex   of  two  buildings,    when   acquired    by   the   former 
developer,    was   designated   to   be  an   apartment  or  condominium,    including: 
one   unit  of  one  bedroom   and   nine   units  of   two   bedrooms.      The   theoretical 
monthly   total    gross   income  for   the   two   alternatives  would   be: 

Lodging    House  Apartment 

Large   Room   ($80/week  x  4)   x   12  =  $3,840     (1    BR   $700/month   x   1    $700) 

Small    Room   ($45/week   x   4)   x    12  =  $2,160      (2   BR   $1,000/month   x   9  $9,000) 

Apartment     ($90/week  x   1)   x   1    =     $     360 

Lg   Hd.    Ro.    ($90/week  x   4)   x   1    =     $     360    Monthly  Total   Gross   Income  =  $7,860 

Small    Room   ($45/week  x   4)   x   2   =     $      180 

Monthly  Total    Gross    income   =  $7,860 

As   we  see,    the  gap   between    the   use  as   lodging   house  and   the   use  as 
apartment   is   25%.      But,    consideration   must   be   paid   to   the  fact  that   investment 
is    lower  for   lodging   houses   because  of  fewer   numbers  of   kitchens,    stoves, 
bathrooms,    etc.      Also   the   use   for  common    space  and   manager/director   rooms 
is   equivalent   to   more    rooms   or   income. 
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3.      The   Shared    Living    House   "Model' 
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3.        The   "Shared    Living    House"    -   34-36  West   Newton   Street,    South    End 

These  buildings  are  located  in  South  End's  Blackstone  Square,  or  on  the 
corner  of  Washington  Street  and  West  Newton  Street.  The  Blackstone  Square 
is  characterized  by  rows  of  four  and  five-story  stone  townhouses  set  close  to 
the  street. 

The  complex  of  two  buildings  occupies   a   lot  of  3,264  square  feet.      It  was 

originally  a   building   for  many   years.      Then    it  was   used   as   a  . 

In  the  last  years   it  was   boarded   up. 

The  structure  is  4^-s-storie5  with   retail   space  on  the  first  floor  of  the 
corner  building.      The  facade  on   the   Blackstone  Square  is  faced  with   elaborate 
stone  quoins  and   belt  courses;    bracket  window  cornices;    pedimented  windows; 
overhanging  cores   supported   by   decorative  brackets;    paired  flat  dormers.      A 
one-story  bay  window  characterized   the  second   floor  on  the  Washington  Street 
facade. 

The   "Shared    Living    House",    designed   by    Love   Associates  Arch,    Inc., 
firm   is  owned   by  Shared    Living    House   -    Boston   Aging   Concerns  Young   &  Old 
United,    Inc.      It  is  a   unique   type  of  new   rooming   house  to   be  built   in    Boston. 
This   "model"    was  the   result  of  a   B-year  experiment   in   owning   and   managing 
the  Marlborough   Street  and   Mary    Delay    House   -   both    lodging   houses. 

The  complex   of  two   buildings    is   composed    from   three  main    sections: 

1.  a  commercial    section 

2.  a  market   rent   ^iDartment   section 

3.  a   shared    livini-j     ;^-ea   and    rooms. 

The   commercial    space    :ccnp>es    the   first   floor   of   one  of   the   buildings   on 
the  corner  of  Washington    _:'-eet   and   West   Newton   Street.      It   is   separated 
from  the   rest  of  the  complex    by    vvalls   and   circulation   patterns   -   stairs   be- 
tween  the  ground   floor  and   mezzanine   not   connected   with   the  building   stair 
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hall   and   staircase;    separate  egress  and   ingress   from  the   residential   section. 
It  is  characterized   by   bay  cast   iron   windows   and   columns   and   a   corner  main 
entrance.      The  total   gross   area  of  the   retail    section    is   approximately    1,400 
square  feet. 

The   second   section   is  on    36  West   Newton   Street  and    includes   two  one 
bedroom   apartments,    occupying   the  first  floor  with   a   loft  floor  for  bedrooms 
and   bathrooms  each.      The  total   area  of  the  apartments   is   1,200  square  feet. 
The  main   entrance  to  the  building   is  on   Blackstone  Square  and   is  common 
with  the  egress  to  the  section  on   the  upper  floors. 

The  third   section   -   "shared   living   space"   occupies  the  2nd,    3rd   and   4th 
and   5th  floors;    the  2nd  floor   is  occupied   by  two  common   space  areas:    - 
"service  units".      Each  of  them,    for  each   building   separately,    has  a   living/ 
dining/kitchen   space.      Each  of  the   "service  units"   has  a   separate  egress   - 
one  from  West   Newton   Street  and   the  other  from  Washington   street.      The  two 
"service  units"   have   in   common   a   roof  terrace  in   the   rear  of  the  complex. 
The   "service  unit"    has   a    living    room   area   isolated   from  the  dining  areas   in 
order  to   keep  the  privacy  of  each   functional    part.      The  2nd   floor  also 
contains   two   bathrooms   and   two  additional    rooms   with   complete  furnishings. 
The  other   rooms   are   located   on    the   3rd   4th   and   5th    floors.      The  typical    floor 
of  the   "complex"    is   comprised   of  9   rooms   and   2   bathrooms.      Each    room   has  a 
bed,    table,    chair,    easy   chair,    closet,    bureau   and   night   stand.      All    the   rooms 
have  natural    illumination   and    are   relatively   close  to   the   bathrooms   and   stairs. 

Although   this   "modei  '    :s    still    an   uncompleted    project,    there  are  major 
points   to   be  especially    higni^ghted   because  of  their   importance. 
1.        The  use  of  commercia:    and    rent-market   residential    space  as   part  of  the 
complex   -   gives  to  the   building   a   more   "natural    shape"   of  an   ordinary 
building  and   without  the   stigma  of  a    "lodging   house". 
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2.  The   revenue  from   commercial   and   market   rent  apartments  could   balance 
the   low   income  from  the   below-market   rents  of  the  upper   rooming   section. 

3.  The  building   is   in   a    key   position   for  a   future  development   in   the  area. 

4.  The  design   emphasizes   the   separation   of  the  three  sections   by   means  of 
walls,    egress  and    ingress    (stairs)    level   of  floors  and   use. 

5.  The  use  of  two  buildings  as  one   in   the  upper  floors   gives  more  possi- 
bilities of  interconnection   between   the  tenants,    if  desired. 

6.  The  building   is  managed   from  outside,    without  a  24-hour  management 
staff  -   allowing  the  tenants  to  feel   more  independent  and   less  inspected. 

This  system  of  "Shared    Living   House"   together  with  other  activities   - 
rent  market  dwelling   units   and   commercial   space,    is   relatively  a  new   "model" 
of  lodging   house  -   and   as   such,    has  to  be  developed. 
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The   Desirable    Lodging    House 
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The  Desirable   Lodging   House 

When   speaking  of  a  desirable   lodging   house,    one  obviously     has   to  define 
for  whom?      The  population   for   these   rooming   houses    is   categorized    in   many 
ways   and   classifications.      A   common   point  for  almost  all    the  categories   are   the 
technical   details  of  the  structure.      The  most  frequent  are  old   buildings   which 
in   the  past  may   have   been    lodging   houses. 

The  Building   -   Like  the   Brookline  project,    the  building   would   have  to  be  part 
of  a  block  or  street  of  rowhouses   in  order  not  be  isolated  and   "identified"   as 
a  shelter/lodging   house.      The  wider  the  building,   the  greater  the  number  of 
rooms  with   natural   light  and   ventilation.      The  ideal   situation   is  to  have  a 
brick  or  stone  structure,    3   to  4  floors  and   raised   basement  and  a  total   capa- 
city of  between   12  and   20   rooms.      A  double  staircase  is   necessary  for  fire 
codes.      Another  possibility   is   the  unification  of  two  adjacent  buildings,    creat- 
ing double  separate   staircases. 

Utilities   and   Amenities    -   An   existing   sprinkler  system  would   be  the   ideal. 
However,    other  fireproofing   systems   could   be   used.      Modern   weatherization 
systems   are  indispensable   for   long-term   economy. 

For   the   lodging    house      that    includes   amenities,    each    room,    would 
contain:      a   closet,    a   fully   equipped    bathroom   and   a   mini-kitchen.      These 
rooms  are  suitable  only   for   a   stable   population.      The  furniture  has   to  fit  the 
interior   "style"   of  the   bi.,  idmgs   and    rooms.      Modern    institutional    furniture  in 
a   Victorian    style   building    v.cuid    conjure   feelings   of   strangeness   and 
"coldness"   towards   the   rooni.      Kitchens   and    bathrooms   could   be  furnished 
with  modern   appliances. 
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Rooms   -   The   ideal    rooms   are  80-100  square  feet  for  a   single  bed   and    100-120 
square  feet  for  a  double  bed,    not   including   special   amenities.      The  minimum 
furniture  has  to  fit  the   rooms   sizes.      The  use  of  an    interior  architect/ 
designer  for  the   refurnishing   of  such   buildings   is  more  than    indispensable. 

Manager   Dwelling    Unit   -   A   management  dwelling   unit  to  provide     24-hour 
service   is   necessary   in   the   lodging   houses.      It  could   be  the  owner,    one  of 
the  tenants  or  an  outsider.      This   special   dwelling   unit  has  to  have  a  separate 
egress   in  order  to  have  the  desirable  privacy  and   could  be  achieved   by  using 
part  of  the  basement  floor  for  this  purpose  only.      It  would  have  to  have  a 
separate   kitchen,    bathroom  and   bedrooms. 

Circulation   -   Having  common    kitchen   and   living   space,    it  would   be  better  not 
to  mix   the  dining   room   with   the   living    room.      This  would  allow  complete 
privacy  to  diners  and   to   those   residents   in   the   living   room.      Their  main 
egress   have  to  be  separate,    like  the  connection   with   the  stairway. 

Handicapped   units   would    likely   be   located  on   the  first  floor  in   order  to 
reduce  the  cost  of  special    utilities.      Buildings  with   mixed-usage   like  stores  on 
the  ground   floor,    have   to   have   separate  means  of  circulation   egress/ingress 
between   the   upper   rooms   and    the  ground   floor  not   residential   activity. 

Acoustic    Installation    -    For   jn   average  dwelling   unit,    the  noise  occurring  from 
outside  or  common   area    is   -"utfled   by  other   rooms,    kitchen,    bathrooms, 
closets,    etc.      In    the   loag  ;- :   house,    the   room   is   the  only   living   space  and   is 
surrounded   on   all   directicrs    by   other   rooms  or  common   area.      As  a   result, 
the  noise  issue   is   very    important   in   establishing   the  feeling  of  privacy   and 
familiarity.      A   way  to  deal    vMth    it   is    in    the   planning   stage:      providing   closets 
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between    rooms  and   corridors/common   bathrooms,    changing   direction   of  stairway, 
if  possible.      Thicker  doors,    a   second   drywall    between    rooms,    soft  materials   in 
common   areas   to  decrease  the  echo,    carpeting  of  stairs   and   corridors.      For 
site  work,    more  attention    should   be   placed  on   the  acoustical    insulation   of 
penetrative  pipes   and  other  utilities   leading    into   the   rooms  or  between   them; 
insulation  of  wall   cracks  and   acoustic   stripping  on   doors   and   windows. 

Level  of   Rehabilitation   -  When   a   specific   structure  is  designated  as  a   lodging 
house,   the  rehabilitation  and/or  conversion   site  work  will,    naturally,    be  a 
function  of  the  existing   building   condition   and    level   of  finish  desired   for  the 
future  lodging   house.      It  would   be  wiser  to  analyze  two   levels  of  rehabilita- 
tion:     a  minimum   investment  to   bring   the   structure  up  to  a   "feasible"    level 
and  a  maximum  one  for  a   higher   level.      If  both   these  hypothetical   situations 
became  a   reality,    the  decisions  would   be  either  (a)   to  do  all   the  maximum 
improvement  work   in   one   stage;    or   (b)   to   plan   the  maximum   improvement  in 
several   stages.      The  goal    here   being   to  achieve  the  highest   level.      A   possible 
method  ofimprovement   is   to  maximize  the  pipelines  of  heating,    water,    electric, 
etc.,    the   roof  impermeability   and   common    space  areas    -    kitchens,    dining 
room,    bathrooms   and    stairhall.      The   cost   could    reach    50%  to   70%  of  the   total 
cost.    A    second   or   future   stage   deals   with    acoustic    insulation,    repointing, 
replacement  of   boilers,    heating   controls,    etc.      A   next   step   would   deal    with 
heating   weatherization   equipment   m    the   rooms,    furniture,    etc.      It  seems   like 
an  obvious   suggestion,    bui    it   is   an   unusual    process   within   a   planning 
schedule  for   such   small    proiects.      Also   it  depends  on    the  owner  and/or  the 
architect's  ability   and   desn'e   ro   program   and    implement   such   a   plan. 
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Rent   Levels    -   The   preconception   about   lodging   house   is   that   they  are   suitable, 
in   their  existing   state,    for  very   poor   income   levels.      The   implication   being 
that  the   rent   level    should   be   function   of  the  finish,    amenities,    and   services 
of  the   lodging   house.      This   would   give  the  opportunity   to   the  owner  to  have 
two   levels  of   rents   -  one  for   very   low  and    low   income  and   the  other   for 
"middle"   and    "middle   low"    income   indivuduais  or  families.      Clearly,    both    levels 
of  rental   affordability  are  still    in    the   lodging   houses   range.      It  will    have  to 
exclude,    by   law/easement  or  other   legal   means,    the   influx  of  middle  and 
middle-up  class  tenants   (students,    singles,    with   high   income,    etc.)   to  these 
units.      This  would   keep  the   lodging   houses   for  the  planned   population. 
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Planning   Alternatives   -   Solutions   for   Lodging    Houses 
1st  Alternative   -   City's    Initiative 

The  City   (BRA,    etc.,)   should   prepare  a   development   kit  on   2  or   4 
properties    -    (vacant   lot  or  existing   vacant   buildings)   for  developing   and 
managing   these  buildings   as   lodging   houses.      These  properties   would   have  to 
have  a  mixed-income  population.      One  way  of  doing   this  could   be  a   ratio  of 
50%  low   income,    25%  moderate   income  and   25%  market   rents. 

Another  alternative  could   be  that  the  basement  or  first  floor  be  used  for 
commercial/restaurant/office,    in   order  to  equalize  the   low   rents.      Such   an 
alternative  would   depend   a   lot  on   the  feasibility  of  the   building   to  function   as 
a  mixed-use  structure.      The   following   points   would   need   to   be  examined 
separate  circulation   of  the  commercial    and   of  the   living   units,    size. of  the 
property,    possibility   to   use  or  change   the  zoning. 

Another  City  initiative  could  be  to  create  other  "models"  of  rooming 
houses,  using  the  city's  vacant  buildings.  A  "development  kit"  could  be 
prepared   for  the   rehabilitation   work   and   management   regulations,    etc. 

The   "models"   could    be: 

a.  A  cheap  hotel  of  the  bed  and  breakfast  type  ,  for  high  tourist 
seasons  with  a  percentage  kept  free  for  the  homeless  in  the  cold  (winter) 
season . 

b.  A    student   hostel,    v\  ithout  direct  contact  with   one  of  the  universi- 
ties,   for  the  free  market.      A    percentage  of   rooms   could   be   kept  constantly 
for  transient  shelters. 

c.  A    building    wilh    -piy    the   mechanical    utilities,    finished    shell    (exterior 
windows   and   walls)   and    c  ,     non    space   finishes.      The   property  would   be 
finished   by  an   equity   trust   or   cooperative.      The   interior   level   of  the   rooms 
would   be  a  function  of  the   relative   investment  of  each    tenant/or   the  trust. 
See   specific  chapter  on   these   topics. 
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d .        Create  a   linkage   between   the   rehabilitation   and   management  of  two 
or  more  types  of   rooming   houses    -   a   lodging   house  for  only   very   low   income, 
and   parallel   management  of  a   student   hostel   or  cheap   family   bed   and   breakfast 
hotel    ("European    Pensione")   with   both   commercial   and    residential   units.      This 
plan   would   have  to  take   into  account  the  size  of  the  property  and  the  possibi- 
lity of  either  using  the  existing   zoning  or  changing   it. 
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2nd  Alternative   -    Non-Profit  Organization's    Initiative 

a.  The   NPO  will   apply  to  the  City   for  the  acquisition  of  vacant 
buildings. 

b.  Evaluate  the  potential  of  the  buildings  -  more  floors  could  be 
added/possible  use  of  basement  or  one  floor  addition  in  the  rear  of  the 
building,    etc. 

c.  Rehabilitation   and    "running"    the  property  as  a  trust   -   as   the  City 
Wide   Land   Trust  -   a  mechanism   to  acquire,    hold,    manage  and  dispose  of  real 
property   in   such   a  way  as  to   insure  the   long-term   use  of  the  building   (as 
and  only  as  a   lodging   house)   for  the  benefit  of  the  community.      (City  Wide 
Land  Trust  Proposals). 
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3rd  Alternative   -    Developer/Initiative 

This  alternative  will    function   especially  after   some   "model"    lodging 
houses   flourish    in   the  city.      Developers   would   want  to   develop   this   system  of 
MICROAPARTMENTS,    for  the  market   rent,    bed   and   breakfast,    family   hotels 
and   mixed-use   buildings   (example:      upstairs   rooming   house;    downstairs- 
restaurant).      This   system,    built  for  the  open   market,    would   not  apply   to  the 
low-income  population.      But   in   this   case,    a   possible   linkage  between   the  first 
floor  commercial   use  and  a  percentage  of  rooms  for  the  low-income  could   take 
place.      [In  this  planning   scheme,    the  private  sector  would   in  the  long  term 
take  the  pressure  from  the  existing   lodging   house  stock.]      Second,    it  would 
show  that  the   running  of  a   lodging   house  could  also  be  a   profitable   invest- 
ment.     The  number  of  rooming   houses  that  could   be  created  would   be  dependent 
in  the  first  stage  on  the  stock  of  City's  vacant  buildings  that  are  feasible  for 
this  type  of  development.      Identifying   them  would   be  a   common   City  and 
developer  task. 
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Conclusions 

The   study  with   its   specific   limitations   brings   forth   the   following   major 
points:      A   portion  of  the  old   existing   concept  of   rooming   houses   and    lodging 
house   is   no   longer  accurate.      Existing   buildings   containing    lodging   houses   are 
less   suitable  physically/technically   than   they  are  economically  feasible  to   be 
rooming   houses. 

There   is  a   need   for  a   new   system  for  classifying    "so-called    lodging 
houses"   which   include:      lodging   houses,    (European   styled)   pensiones,    bed 
and   breakfast  hotels   in   the  city,    MICROAPARTIVIENTS,    mixed-use/income 
buildings   -   in   keeping  with   a  new  vision  of  the  increasing  numbers  of  singles 
in   the  total   population.      This  would   also  redefine  the  "lodging   house",    helping 
to  change  its   image. 

Boston   currently   lacks  a   broad   concept  and  design  for  what  is  a 
"microapartment"   and   how  ought  it   look.      There  is  a  need  for  such   a  design 
in  order  to  continue  with   the   planning   and   financing   stages   -   using  the 
different  "models"   of  specific   affordable  housing. 
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Sample   Demonstration   Project 

Three  or  four  City/BRA   vacant  buildings   would   be  chosen    in   various 
parts  of  the  city  for  the  creation   of  new   model    housing.      The  decision   of 
which   buildings   would   be  chosen   would   be   based   on    some  assumptions   found 
on   the  following   priorities: 

1.  Sub  area  of  the  neighborhood    -   Analysis   would   determine  how  many 
existing    lodging   houses   are   in   the  sub   area,    how  many   have   been   there 

and  the  neighborhood's   requirements/objections   for   it. 

2.  The  technical   feasibility  of  the   structure  as   a   "lodging   house"    - 
using   the  three  existing    "models"   or   similar  ones. 

3.  The  creation   of  development   kits   for  these   projects,    considering 
individual   projects   together  as   a   whole  project. 

Recommendations 

1  .        Regulation   by   law   for  the  change  of  occupancy   from   a   lodging   house 
to  apartments  or  condominiums. 

2.  In   the  case  of  conversion   from   lodging   house  to  other  purposes,    it 
is   recommended   that  no   uses   of  the  basement,    attic,    etc.,    be  allowed   if  it  has 
not  been   used   previously    (less   feasible  for  conversion). 

3.  In    the   case  of   a   conversion    to   a    lodging    house   or   the   rehab   of   an 
existing   lodging   house,    using    the   basement/attic,    etc.    be   permitted.      This 
recommendation   also  appiie-i    to   lodging   houses   that  have  not  made  full    use  of 
basement  and   attic   space     ■"    tne   past. 

4.  To   permit   mixed-, .se,    for   some   new    lodging    houses    in    basement 
and/or  first  floor,    in   ord.-'-    to   increase   the   income,    also   if  the  zoning   will    not 
permit  it  -    restaurant/office,    or   specific   shops. 
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5.  To  build   some  different   "models"   of  lodging   houses   in   the  city, 
using   different  alternatives   for  each  of  them,    for  example: 

i.         1.        Rooming    House  with   amenities   in   the   rooms. 

2.  Rooming   House  without  amenities   in   the   rooms   -   with   common   space. 

3.  Mixed-use   structure  of   rooms  and   commercial/entertainment. 

II.  a.        City's   initiative   (1),    (2),    (3)  with  a  proposed   kit  on  a  city 

owned   lot/building   for  alternatives   (1)  or  (2)  or  (3). 

b.  Non-Profit  Organization's    Initiative  with   city  owned   lot/building 
but   NPO's  development   kit,    for  alternative  (1)   OR    (2)  or   (3). 

c.  Developer    Initiative  with   city's   lot/building,    a  fixed   ratio   low 
income/market  for  alternatives   (1)  or   (2)  or   (3). 

6.  The  creation  of  a   new   special   code  regulation  for  lodging   houses. 

7.  To  create  a  new  guideline  book  for  technical   details  on   lodging 
houses. 

8.  Establishing   a   legal   means  of  classifying   the   rooming   houses   in   more 
categories   and    levels   like   hotels    in   order  to   improve   the   "tarnished    image"   of 
lodging   houses.      An   example   is    the   European    (*)    system   (eg.    1    star,    2   star, 
etc. ) 

9.  The   lodging    house   issue  needs   to   be  addressed   as   part  of  the   lack 
of  microapartments. 

10.  The  city   has    to    tnd   a   new  way  of  establishing   confidential    relation- 
ships  with   old   owners   or    ^edging    houses. 
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11.  There   is  a   need   for   new  dynamic  owners  or  managers  for  established 
lodging   houses  as   well   as   new  ones.      More   publicity  on   these   issues   would 
draw  people  with   innovative   ideas   and   initiatives   for   running    lodging   houses. 

12.  Research   needs  to  continue  on   types  and   systems  of  lodging   houses 
in  other  American   and    European   cities   in   order  to  find   new   solutions. 

13.  Special    loans  for   renewal   of  lodging   houses,    or  conversion   to 
lodging  houses. 
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Chapter   I 
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History  and   Evolution  of  the  South   End   Lodging   House  District 

The  geography  of  the  South    End   influenced   the   residential   growth  of  the 

area.      The  district  is   located    in   an   area   which    is  a   landfill   but  unlike  the 

Back   Bay   landfill   which    is  composed  of  sludge  and   mud   dredged   up  from   the 

bottom  of  the  Charles    River,    the   soil    used    in   the  South    End   is  composed  of 

sturdy  material   brought  by   rail   from   Needham.      After  the  landfill   was 

completed,   the  South   End  became  an  affluent  residential   section  of  town.      In 

addition  to  its  geography,   there  were  several  other  influences  that  attributed 

to  its   rise. 

"The  development  of  the  street  railway  at  the  opportune  moment  deter- 
mined the  location  of  the  new  residential   section  of  the  period  from  1855 
to  1870  in  the  South   End.      The  Metropolitan   Railroad   procured   its 
charter  in   1853,    and  opened   its   line  from  Scollay  Square  to  the  South 
End  and   Roxbury   late  in   1856.      For  the  next  fifteen  years  the  South 
End  was  the  growing   and   popular  quarter  of  the  city;   street  after  street 
was  built  up  with   rows  of  swell-front  brick  houses,   which  are  still  the 
dominant  feature  of  the  architecture  of  the  District." 

In  contrast  to  the  houses  already  existing   in   Beacon   Hill,    "the  houses  in 

the  South   End  were  extremely   well   built  for  that  period,    and  no  expense 

seems  to  have  been   spared   to  make  them  elegant,    and   in   many  instances  even 

2 
luxurious."        In   addition   to  the  beautifully  constructed   homes  in  the  neigh- 


1.  This  may   be  found   to   some  extent   in   Shurtleff's   Topographical   and 
Historical    Description  of   Boston   and   in   a  condensed   form   in   The  City 
Wilderness. 

2.  The   Building    Department  of   the  City  of   Boston   was   not  organized   until 
1873.      Previous  to  that  there   were  no   restrictions  on   building,    other  than 
those  contained    in   the   Deeds    to   the   land.      There  is   therefore  no   record  of 
building  operations   in   the   city   until    1873,    and   as  most  of  the  South    End,    with 
the  exception  of  Columbus   Avenue,    was   built  before  that   information. 

The   Lodging    House   Problem   in    Boston,    by   Albert   Benedict  Wolfe,    Ph.D. 
Cambridge.      Harvard   University    Press,    1913,    p.    13. 
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borhood,    land   use  plans   included  open   space   in   the  form  of  small    parks  and 
squares  that  still   exist  today   in   the  South    End    lodging   district. 

The   real   estate  market  began   to  change  with   the  construction   of 
Columbus  Avenue  around   1870.      The   street  was   developed   with   a   lower  qua- 
lity style  of  houses  than   those  on   the  older  streets. 

"Most  houses  were  built  on  mortgages,    and   after  the  panic  of  '73  had 
broken  over  the  city  most  of  them  were  in   the  possession  of  the  banks. 
The  banks  sold  them  for  what  they  would   bring,   and  the  result  was  an 
acute  drop   in  the  value  of  Columbus  Avenue  real   estate,   and   in  the 
character  of  the  immediate  locality.      The  shock  thus  felt  on   Columbus 
Avenue  with   such   sudden   force  gradually  had  ihe  effect  of  disturbing 
the  equilibrium  in  the  rest  of  the  South   End." 

New  mansions  were  built  on   Beacon,    Marlborough,    Newbury,   and   Boylston 
Streets  and  Commonwealth   Avenue.      As  a   result,   a  few  families  sold  or  rented 
their  homes  and  moved  to  Back   Bay   because  of  its  proximity  to  friends  and 
relatives  on   Beacon   Hill.      The  exact  date  of  the  exodus  cannot  be  assigned. 
It  can  be  approximated  as   beginning   in  the  1870's,    gaining  momentum  during 
the  early  80's,   and  was  practically  finished   before  1980.      By  1885,   the  South 
End   had   become  predominantly  a   lodging   house  district. 

Charts   III    and    IV  which   were  constructed   from  data  obtained  from  city 
assessor   records  charts  trends   in   the  exodus   from   the  South    End   to   Back   Bay 
and  of  the  change  of  houses   from   private   residences   to   lodging   houses   which 
presents  conditions  as   they   existed   on    Union    Park  from   1868   to   1902.      The 
fastest  transformation   occurred    between    1884  and    1885. 


3.      The   Lodging   House   Problem   in    Boston    by   Albert  Benedict  Wolfe,    Ph.D. 
Cambridge.      Harvard   University    Press,    1913.      pg .    14. 
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More   recently,    we  see  a  marked   decline   in   the  amount  of  licensed 
rooming   houses   in   the  South    End.      Licensed    rooming   houses   dropped   from  900 
in   1960  to  fewer  than   100  in   1983   representing   a   loss  of  approximately   11,165 
units  of  housing. 
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Number  of   Rental    Estate   Transfers  on    Union    Park, 
1868-1902 


1868-69. 

...4 

1869-70. 

.  .  .4 

1870-71. 

...1 

1872-73. 

.  ..4 

1873-74. 

...4 

1874-75. 

...1 

1875-76. 

...3 

1876-77. 

...0 

1877-78. 

.  .  .1 

1878-79. 

...1 

1879-80. 

...1 

1880-81. 

...0 

1881-82. 

...5 

1882-83. 

...3 

1883-84. 

...4 

1884-85. 

..  .3 

Source:      City 

As  = 

16 


15 


1885-86.. 

..7 

1886-87.. 

..5 

1887-88.. 

..7 

1888-89.. 

..6 

1889-90.. 

..6 

1890-91.. 

..5 

1891-92.. 

..7 

1892-93.. 

..2 

1893-94.. 

..2 

1894-95.. 

..6 

1895-96.. 

..6 

1896-97.. 

..6 

1897-98.. 

..5 

1898-99.. 

..5 

1899-1900.. 

..0 

1901-1902.. 

..5 

31 


22 


22 
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CHART  III 

The  South  End 
Lodging-House  Section. 

Lodging-houses. 

Apartment-houses. 

Tenement-houses. 


Lodging-  and   apartment-houses 
mixed. 

'l/~i  V/iy  /^y  A  Lodging-    and    tenement-houses 
Elevated  Railroad. 


LODGING    HOUSE   SURVEY    - 

ANALYSIS   OF   CLASSIFICATIONS   &   CHARACTERISTICS    (Partial) 

A   survey  of  lodging   houses   was  carried  out  in   the  South    End    (which 
included   parts  of  the   Back   Bay   and    Fenway-Kenmore)   and    Beacon    Hill,    - 
further  surveys  will    be  done   in   Allston-Brighton,    Roxbury,    Jamaica   Plain, 
Dorchester  and   Charlestown.      The  buildings  were   inspected  from  outside  and 
a  select  part  of  them  also  from   inside.      The  purpose  was  to  identify  which 
type  of  building   they  are,    their  exterior  condition    (ranging   their  condition 
from:      A-very  good;    B-good;    C-fair;    D-poor;    E-very  poor)   and  their  surrounding 
environment. 

It  also  includes  the  identification  of  the  potential   underutilized   space 
such  as  the  basement,    attics,    and   backyard  additions    .      If  development  of 
new  construction  or  conversion   was  taking   place  adjacent  to  the  building,    it 
was   included. 


*  Although   the  survey    recorded   the   potential   of  adding   additional   units,    it 

fails  to  consider  the   effects  of  other  factors   like  zoning  on   expansion 
plans. 
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South   End   Lodging   Houses 

In   1980  the  South    End   was  and   still    is   today   Boston's  most  racially  mixed 
neighborhood.      The  following   1980  census  figures   reflect  this: 

South   End   Population   Composition 
(In   Percent) 

White  39% 

Black  41% 

Hispanic  13% 

Asian   &  Other  20% 

Along  with  this   historic  mixture  of  peoples,    the  neighborhood  can  also 
boast  of  the  largest  quantity  of  the  city's   lodging   house  rooms   located   in 
brownstones  dotting  the  streets.      Because  of  these  two  factors:      A  diverse 
population  and  an   abundance  of  lodging   house  rooms,   the  South   End   is  an 
ideal   neighborhood  for  an  analysis  of  rooming   houses. 

South    End 

The  57   buildings   surveyed    in   the  South    End/Back   Bay  are  built  of 
brick.      Unlike   Beacon    Hill,    the  majority  of  the   respective   buildings   (54%)   do 
not  have  expansion   potential.      The   remaining   26  buildings   (46%)   have  expansion 
capabilities. 

Lodging   houses   in    the  area   are  topped   with   three   roof  types.      The  most 
prolific   is  the  flat   roof  which   accounts   for  40%  of  the   roofs.      There  is   slightly 
less  mansard   roofing   (39%)   than   flat.      The  hip   roof  represents   roughly  a  fifth 
(21%)   of  the   roof  type   in   this   area. 
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According   to  our  partial    survey,    lodging   houses   in   this   neighborhood   are 
for  the  most  part  4-story   structures   (42%).      Three  and   five  story   buildings 
are  equally  distributed.      The  two  types  are  each   represented   by  10  buildings 
and  account  for   18%  of  the  total.      There  are  six   buildings  4h  stories  tall 
representing   11    percent  of  the  total.      Five  of  the  South    End's   lodging   houses 
(9%)  are  3h  stories.      The  tallest   rooming   house  building   reaches  a  height  of 
5h  stories  and   accounts  for  2%  of  the   lodging   houses. 

The  quality  of  the  South   End's   lodging   houses   is  slightly   lower  than  on 
Beacon   Hill.      Class   B   structures  account  for  40%  of  the  neighborhood's 
lodging   houses.      Thirty-five  percent  of  lodging   houses   in  the  South   End  are 
in   C  condition.      Slightly  more  than   a  fifth   (21%)  are  class  A   buildings.      Four 
lodging   houses  or  7%  of  the  stock  are  in   D  condition.      There  are  no  lodging 
houses   in    E   condition. 
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Partial   Survey  of  Lodging   Houses   in   the  South   End/Back   Bay 
Analysis  by   Category 


Building   Classifications 


Number 

of 

Percent  of 

Occurrences 

Total 

12 

21% 

21 

37% 

20 

35% 

4 

7% 

Class 

A 
B 
C 
D 


Total   Number  of 
Occurrences 


Number  of 
Stories 

5i 

5 

4i 

4 

3i 

3 


Total   Number  of 

Occurrences  57 

*   Percent  totals   slightly  more  than   100%  due  to  rounding. 

Exterior   Building   ^^aterials 

Type  of 
Material 

Stone 
Brick 
Stucco 


Total    Number  of 

Buildings  57 


10^ 


57 

Number  of  Stories 

Number  of 

Percent  of 

Occurrences 

Total    Building 

1 

2% 

10 

18% 

6 

11% 

25 

U4% 

5 

9% 

10 

18% 

102%" 


Number  of 

Percent  of 

Occurrences 

Total   Buildings 

-0- 

-0- 

57 

100% 

-0- 

-0- 

100^ 
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Roof  Type 

Type  of  Number  of  Percent  of  Total 

Roof  Occurrences  Roof  Tops 

Mansard                                                                22  39% 

Flat                                                                        23  40% 

Hip                                                                         12  21% 

Pitches                                                                  -0-  -0- 


100% 


Total   Number  of 
Roof-tops 


57 

Basement   Expansion 

Potential 

Number  of 

Percent  of 

Occurrences 

Total   Responses 

26 

46% 

31 

54% 

Yes 

No 

Tooi 
Total   Responses  57 
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Beacon   Hill 

The  17   registered    lodging   houses  on    Beacon    Hill   are  mainly   3\  story 
structures  accounting   for  53%  of  the  neighborhood's   rooming   house  stock.      A 
little   less  than   a  quarter  of  these  buildings   (24%)   are  4\  stories  tall.      Two 
lodging   houses  are  five  stories   in   height  and   there   is  an   even   distribution  of 
four  and   three  story   buildings   (one  building   each). 

Fifty-three  percent  of  these  buildings   have  the  potential   to  have  their 
residential   space  expanded.      There  is  an   equal   distribution  of  mansard  and 
hip   roofing  with  each  type  accounting  for  35%  of  the  buildings.      In  other 
words,    70%  of  the   rooming   houses  on   Beacon   Hill   have  the  possibility  of 
expanding  their  space  to  the   roof  top   by  providing   units  on  the  top  floor. 
Roughly  a  quarter  of  this  area's   lodging   house  stock  has  flat  roofing 
indicating  the  possibility  of  increasing  floor  space  by  adding   additional   stories 
to  the  structure. 

A  little  over  half  the  lodging  houses  on  Beacon  Hill  (53%)  have  the 
capability  to  expand  their  basements.  The  remaining  47%  are  unable  to 
expand  their  basement  space. 

An   overwhelming   majority  of   lodging   houses  on   the   Hill   are  made  of 
brick.      The   14  brick   structures   account  for  82%  of  the   lodging   houses   in   the 
area.      A    little  over  a   tenth    (12%)   of  the  neighborhood's   lodging   houses  are 
made  of  stone,    while  only   6%  are  made  of  stucco. 

The  quality  of  the  majority  of  lodging   houses   in   the   Beacon    Hill    District 
is   better  than   average. 
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Survey  of  Lodging    Houses  on    Beacon   Hill 
Analysis  by   Category 


Building   Classifications 

Number  of  Percent  of 

Class                                                           Occurrences  Total 

A               .                                                               4  24% 

B                                                                              8  47% 

C                                                                                  4  24% 

D                                                                              1  6% 

~  ToTf* 
Total   Number  of 
Occurrences                                                        17 

*   Percent  totals  slightly  more  than   100%  due  to  rounding. 

Number  of  Stories 

Number  of                                                 Number  of  Percent  of 

Stories                                                        Occurrences  Total   Buildings 

5                                                                                   2  12% 

4i                                                                                 4  24% 

4                                                                                   1  6% 

3i                                                                                 9  53% 

3                                                                               1  6% 


101% 


Total   Number  of 

Occurrences  17 

*   Percent  totals  slightly  more  than    100%  due  to   rounding. 


Exterior   Building   Materials 

Type  of  Number  of  Percent  of 

Material  Occurrences  Total   Buildings 

Stone  2  12% 

Brick  14  82% 

Stucco  1  6% 


1001 


Total   Number  of 

Buildings  17 
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Type  of 
Roof 


Roof  Type 

Number  of 
Occurrences 


Percent  of  Total 
Roof  Tops 


Mansard 
Flat 
Hip 
Pitches 


35% 

35% 
6% 


Total   Number  of 
Roof-tops 


17 


Basement   Expansion   Potential 


T00% 


Number  of 
Occurrences 


Yes 
No 


Percent  of  Total 
Responses 

53% 
47% 


Total   Responses 


17 
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Preliminary  Market  Analysis 

The  Market 

"Here  it  is  assumed   that  median   household    income   is  about  $16,000  which 
translates   into  $400  per  month  of  household   costs   at  30  percent  of  income 
for  housing   and   adjusted   downward   by  $25   per  month   for  utilities   not 
included   in   the   rent.      If  25  percent  of  the  units  were   held  to  this  $375 
rent  level,   the  remaining   75  percent  would   have  to  be   raised  to  $607  per 
month  to  generate  the  same  income  required  to  maintain   a  20  percent 
return  on   investment"* 

The  agency  for   Housing   and    Urban    Development  (HUD)   defines   low 
income  as  80%  of  median   income.      In  our  analysis  this  figure  translates  to  an 
annual   income  of  $12,800  for  a   household.      Another  figure   HUD  uses   is  very 
low  income  which   is  50  percent  of  median   income.      This  figure  amounts  to 
$8,000  annually.      Using   the  previously  mentioned   model   and   substituting   the 
low-income   level   and   the  very   low   income   level,    we  get  a   scenario   in    keeping 
with   the   lodging   house   population.      At  the  80%  level,    we   see  $320  per  month 
of  household   costs   at  30%  of  income   for   housing.      The  50%  level    yields   $200 
per  month  of  household   costs   at  30%  income  for   housing.      In   our  analysis 


*     This  market  analysis    is   based   on   a  model   for  market   rent  apartments 
developed   by    Kirk   McClure  of  the   BRA's    Research    Department  which 
shows  a   project  feasibility  analysis   in    light  of  proposed   changes   in   the 
tax  code.      His  chapter   titled    "Analysis  of   Recently   Proposed   Changes   in 
the  Tax    Laws"    shows    the  effect  this   legislation   will    have  on   the  market 
rent  of  setting   aside   25   percent  of  the  units   in   a  development  for   house- 
holds at  or   below  the-   median    income   level.      Memorandum   to  Alex   Ganz 
and   Jacob  Schaffer  from    Kirk  McClure,    January  6,    1986.      Feasibility 
Analysis  of   Development   Projects. 
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we're  assuming   that  utilities  are   included   in   the   rental   costs   for   lodging 
houses   since   rental   payment   is  often   made  daily  or  weekly.      Therefore,    the  30 
percent  of  income  for  housing    is   not  adjusted   downward. 

A    large  segment  of  the   lodging   house  population    lives  off  social    security 
payments.      The  average  social    security   payment  nationally   is   $435  per  month 
for   retirement  which   translates  to  $5,220  annually.      The  disability  payment  is 
an   average  of  $480  per  month  or  $5,760  annually.      The  maximum   rent  per 
month  for  the  recipient  of  retirement  benefits  is  $130.50.      The  maximum  rent 
per  month  for  the  beneficiary  of  disability  insurance   is  $144  per  month. 

As  an  example,    a  housing  development  of  100  units   like  those  built  by 
the  MFHA  for  the  elderly  would   yield   a  $13,050  gross   rental   income  if  rented 
for  $130.50  per  unit.      The  units  could   be  in  the  form  of  single  rooms  with 
common   living   areas  or  as  micro  apartments.      A   similar  housing  development 
with   rents  of  $144  per  month   yields   a  gross   rental    income  of  $14,400.      This 
type  of  development  would  obviously  need   subsidies   if  it  were  to  be  developed 
in   a  high   market  area.      Skewed    rents   are  not  analyzed   because  they  apply 
only  to  market  rate  development  units. 

I .        Who  are  the   Probable  Occupants? 

Occupants  of  rooming    houses   in   our   sample  market  would   be  the  segment 
of  the  homeless   population   with   the  highest  potential   to   be   reoriented   into 
society.      This  would   include   the   skilled   mechanic   in   many  trades.      Certain 
fields   such   as   clerical    workers,    the   building   trades,    transportation,    and 
certain    kinds  of  domestic   and   personal    service  workers   tend   to   rely  on 
lodging   houses  to  meet  individual    and   family   shelter  needs. 
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These  occupants  of   lodging   houses  would   help  alleviate  community 

opposition  of  having    lodging   houses   nearby.      There   is   a   stigma  attached   to 

lodging   houses  which   are  oftentimes  confused   with   shelters.      The  following   is 

a  definition  of  a   lodging   house: 

"A   lodging   house  shall   be  taken  to  mean  and   include  any  house  or 
building  or  portion   thereof  in   which   persons  are  harbored,    or   received, 
or   lodged  for  hire,    for  a   single  night  or  for   less  than   a  week  at  one 
time,    or  any   part  of  which   is   let  for  any   person   to  sleep   in   for  any  term 
less  than  a  week."* 

it  was   reported   in   a   recent  draft  released   by  the  Massachusetts 
Department  of  Mental   Health  that  32%  of  the  homeless  population   is   relatively 
asymptomatic.      This  means  that  this   segment  of  the  population   has  a  great 
potential  to  take  care  of  themselves,    and   needs  the  added   possibility  of 
lodging   house   living   as  a  transition   to  apartment  life. 

The  affordability   issue  needs  to  be  further  defined.      There  are  two 
distinct  categories  of  affordability:      immediate  affordability  and   long-range 
affordability.      The  moderate   income   person   would   more   likely  need   housing   he 
could  afford  without  having   to  wait  months  until   enough  money  has  been 
saved  for  the   initial   move.      This   is   immediate  affordability   long-range  afford- 
ability  pertains  to  the   individual   who  needs   more  time  to  acquire  money  for 
start  up  costs  of  renting   an   apartment.      In   our  example,    the  entire  market 
would   consist  of   low  and   moderate   income   individuals   and   families  with   various 
subgroups  to  choose  from. 


*  DeForest  and  Veilee,  The  Tenement  House  Problem,  vol.  ii,  p.  331.  See 
also  E.R.L.  Gould,  Housing  of  the  Working  People,  Eighth  Special  Report 
of  the   U.S.    Commissioner  of   Labor,    1895,    pg.    27. 
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Additional    subgroups  drawn   from   the  general   population   would   also   be 
served   by   lodging   houses.      The  population   sub-categories   within   the  market 
can   be  selected   from:      students,    health   care  customers,    travelers,    transitional 
market,    veterans,    the  elderly,    and   so  on.      Certain   components  of  these 
subcategories   like  students  financed   by   parents,    travelers,    etc.    are  not   low 
income  but  serve  to  complement  the  market  by  patronizing   alternative   housing 
instead  of  market  rate   rental    units. 

I  i .       What  are  their   Demographic   Characteristics,    Including   Age,    Household 

Composition,   and    Income? 

The  following  demographic  analysis   is  obtained  from  a  draft  lodging   house 
survey  completed   by  the  Commission  on  the  Affairs  of  the   Elderly,    City  of 
Boston: 

"Responding  owners   provided   some  basic  data  about  their  tenants. 
Obviously  the  quality  of  data  they  provided  may  not  be  perfect,    particularly 
about  such  things   as  employment  status   and   age...      Only  about  two-thirds  of 
responding  owners   provided   detailed    information   about  the  tenants...      How- 
ever,   the  data   are  certainly   adequate  to   provide  a  general    profile  of  the 
kinds  of  people  who  are   relying   on    lodging   houses  for  their   homes. 

In   Table,    it  can   be   seen   that  over  a   third  of  all   the   lodging   house 
tenants  described   were  under  thirty   years  of  age;    two-thirds  are  45  or 
younger.      Only  15   percent  of   lodging   house  tenants   were   reported   to  be  61 
years  or  older.      In   fact,    despite  the  obvious   potential   of   lodging   houses  to 
provide   low  cost  housing   that  might  be  attractive  to  elderly,    elderly  persons 
live  in   lodging   houses  at  a   lower  than   average  rate. 
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Tenant  employment  status   is   also  presented   in   Table.      Consistent  with 
the  age  profile,    the  majority  of  people   living   in    lodging   houses   are  employed 
(63  percent)   and   another   11    percent  are  students.      Lodging   houses  clearly 
are  not  primarily  places   where   retired   and   unemployed   people   reside.      Only 
25  percent  of  the  tenant  population   falls   into  those  categories. 

Table  goes  on  to  show  that   nearly  three  quarters  of  the  tenants  are 
male.      Moreover,    to  a   large  extent,    tenants  of  lodging   houses  turn  over 
rather  quickly.      Over  a  fourth   were  said  to  have  lived   in  the  lodging   house 
less  than  a  year,    and  another  quarter  had   lived  there  less  than  two  years. 
Only  14  percent  of  the  tenants  described   had   lived   in  their  current  lodging 
house  for  as  many  as  six  years.      Clearly,   for  the  vast  majority  of  tenants, 
lodging   houses  are  a  short  term  solution  to  an   individual   housing   problem. 

Table  8  elaborates  our  description  of  lodging   house  tenants.      It  can   be 
seen  that  gender  is   not  particularly   related  to  the  age  of  the  tenant;   the  mix 
of  males  and  females   is  about  the  same  for  all   age  groups.      However,   what  is 
clear   is  that  the   long-term   tenants,    even   defined   as   six   years  or  more  of 
tenancy,    primarily  come  from  the  older  population.      In  fact,   those  persons  61 
or  older  who  do  live  in   lodging   houses  tend  to  be  much  more  stable  than 
average.      Nearly  40   percent  have   lived   in   their  current  place  six   years  or 
longer;    80   percent  have   lived    in   their  current  place  two  years  or   longer. 

Turning   the  analysis   around   another  way,    assuming   that  the  sample  from 
whom  we  have   responses   is    representative,    of  the  some  3,000  people  who  are 
living    in    lodging   houses,    fewer   than   500  are   probably  elderly   (that  is  over 
60);    fewer  than   500  of  them   have   been    living    in   their  current  residence  for 
six   years  or  more;    and   fewer   than   750  are   retired   or  unemployed." 
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Age 


Selected   Characteristics  of  Tenants  of   Lodging   Houses 


30  or  younger  36^ 

31  -  45  31 
46  -  60  18 
61    or  older  15 


Gender 


Male  72% 

Female  28 


Years   in   House 

Less  than   1    year  28% 

1   year  25 

2-5  years  23 

6  years  or  more  14 


Employment  Status 

Employed  63^ 

Retired  14 

Unemployed  12 

Student  11 

N  =   Cir.    1400 


Source:      Survey  of   Lodging    House  Owners   by   Commission  on   the  Affairs  of 
the   Elderly,    City  of   Boston,    Revised    November   12,    1985. 
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Gender  and   Years   in   House  of  Tenants  by  Age 


Gender 


Tenant  Age 
30  Yrs.    or  Younger  31-45  46-60  61  + 


Male 
Female 


76^ 

24 


70% 
30 


71% 
29 


68% 
32 


Years   in   House 


Less  than  1  year 

50% 

1  year 

26 

2-5  years 

21 

6  years  or  more 

3 

29% 

20% 

8' 

28 

23 

12 

37 

33 

41 

6 

24 

39 

N   = 


522 


447 


269 


227 


Source:      Survey  of  Lodging   House  Owners   by  Commission  on  the  Affairs  of 
the   Elderly,    City  of  Boston,    Revised   November  12,    1985. 
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III.  What  are  the   Housing   Alternatives  for  this   Target  Market? 

1.  Elderly   Public   Possibilities  for  Housing  and  Subsidized   Housing 

2.  Lodging  and    Rooming    Houses 

3.  Congregate  and   Shared    Housing 

4.  Emergency  Shelter  and   Transitional    Housing 

5.  Rental   and   Subsidy   Programs 

6.  Level    IV   Housing   (Rest  Homes/Assisted   Housing) 

7.  Handicapped   -   Accessible   Housing 

Aforementioned  are  housing   alternatives  for  this  diverse  population. 
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Recommendations 

As  a  means  of  establishing   long-term  affordability   it  is   suggested   that  a 

pool  of  money   be  set  aside   in   the  form  of  a   land   trust. 

"The  function  of  a  citywide   land   trust   is  to  acquire  property  by  gift, 
purchase,    or  bargain   sale.      The  primary   source  of  property   is   "surplus 
land"    in   the  public  sector   --   state  and   municipal   agencies   like  the 
Boston    Redevelopment  Authority.  .  .      Property  acquired   by  the  trust  is 
"banked"   for  future  use,    parceled  out  for  development  by  the  member 
community  development  corporations,    or   leased  to  private  developers 
(including  community  organizations).      Property  disposed  of  by  the  trust 
carry  contractual   restrictions  on  future  use  and  future  price  in  order  to 
guarantee  long-term  availability  and  affordability  for  community  uses 
(e.g.    low  and  moderate  income  housing,    parkland  and  open   space, 
etc.)."* 

Other  uses  for  set  aside  monies   is   GAP  financing.      This  type  of  fund 
could  be  established   primarily  as  an   interest  bearing   loan  fund  and  money 
received  would   help  augment  the  fund  or  write  down   interest.      This  type  of 
plan   is  geared  toward  the  private   lodging   house  buyer   lacking  the  ability  to 
make  a  quick  purchase.      The  fund  could   be  set  up  to  provide  the  initial 
downpayment  or  to  subsidize  interest,   therefore  facilitating  the  ability  to  make 
a  speedy  purchase. 

We  also   recommend   a   limited   equity  scheme  for   rental    units   with   long- 
term  deed   restrictions.      Rents  can   be  adjusted  to  the  consumer  price  index 
which   would   help   stabilize   rents. 

The   land   trust  could   be  very  effective   in    Boston   where  the  majority  of 
lodging   house  owners  are  elderly.      The   land   trust  could   buy  out  an  older 
homeowner.      The  following   are   incentives   for  this   scheme: 

*  The  elderly  owner  will    be  able  to   live   rent  free   in   their  own   homes. 

*  It  would   free   single  elderly   homeowners   from   the   responsibilities  of 
homeownership   without   losing   their   home. 

*  The   remainder   interest   would   stabilize   prices  at  today's  market. 


*      Boston   Citywide   Land   Trust.      Disposition    Procedure  Concept  Paper. 
June  18,    1985. 
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Another  fund   that  could   be  set  up   is   a   service  oriented   fund.      This 
fund   could   be   set  up  to  provide  management  services   for  older   lodging   house 
owners.      The  elderly  tend  to   lose   income   rather  than   gain   it.      As  their 
income  declines,    they   lack  the  money  to  put   into  their  home,    keeping   it  below 
market  rate.      This  also  provides   security  for  the  elderly   homeowner. 
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Appendix: 

1.  Applications  of  Conversion  of   Lodging   Houses  to  apartments  and 
condominiums.      Building    Department   Document   Room. 

2.  Typical    Plan  of   Lodging   Houses. 

3.  New  York  Moratorium. 

4.  Brookline   Lodging-Houses    Recommendations. 
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APPLICATION    TO    BUILDING    DEPARTMENT 
250-252   COLUMBIA    ROAD,    DORCHESTER 


R  ESI  0/ A/022686/52 


v/ 


ArFLICA>T">lL5T  L^E  TVPtWHlTLK    IN    FILLING   LN 
THIS  APPLICATION 


^ 

^     •-■ 

• 

/ 

Street  Num 

bering 

Inspector 

'   '.'  ///       /        (4TY    OF    IJOSTON 

Application  to  the  Bu  Iding  CoinnVissioncr  for  Permit  for  Alterations,  Repairs  or  Change  of  Occupancv 

Location, 250   Colvmida   Road District,  .^.^'=.^^.^.^^.^.. Ward  .14 

Name  of  owner  is?  .  Rox'vur<^  [■:ulti-Service_  Center  A.ddres3,.Ji7..  Si  ue  Hi  ii   Avenue 

Name  of  architect  or  engineer  is?.. n.    iDavid   Lee  Lie.  No.     ^^-^^ 

Material  of  building  is?    Brick.  Style  of  roof?.      flat Construction  of  roof?    tar   S  aravel 

Size  of  building,  feet  front?  25  ;  feet  rear?  ^5      ;  feet  deep?      59       ;  No.  of  stories?.  ^ 

No.  of  feet  in  height  from  sidewalk  to  highest  point  of  roof?  138       Material  of  foundation?      ^^°^^ .'..... 

Tliickness  of  external  walls?     .  3  Inches  Party  walls?       o"^  ^°°^ 


LEGAL  OCCUPANCY   OR   USE     (Applicant  is  not  to  fill  in  this  box) 
Lodging  House     14/1976 


Front  stairs?    yes       Backstairs?     yes      Fire  escape?      J^o       Con.  balconies?      '^°  Any  other?     no 

Is  building  equipped  with  automatic  sprinkler  system?     no 

Type  of  construction."* 3B..  Group  occupancy?    ^  "^ 

Building  to  be  occupied  fur       Lodging  House    (12   Lodgers)  

after  alteration 


IF   EXTENDED   ON   ANY  SIDE  OR  VERTICALLY 

Size  of  extension.  No.  of  feet  long?  ;  No.  of  feet  wide?  ;  No.  of  feet  high  above  sidewalk?    

No.  of  stories  high?  ,  style  of  roof?  ;  material  of  roofing? ^ 

Of  what  material  will  the  extension  be  built?  Foundation?      S 

How  will  the  extension  be  occupied?  Type  of  Conslru' tion  m 

GENERAL  DESCRIPTION   OF  THE  PROPOSED   WORK    \ND   ITS   LOC.\TION.  ^ 

(ALL  STRUCTURAL,   MECHANICAL.    ELECTRICAL,   ETC.,   SHALL   BE   INCLUDED)  c 

H 

m 


H 


PROPOSE    TO  CHANGE   THE   FACILITY   FROM    THE    WDCI^-G   OF  UK::,    TO  A    FACILITY 

LODGih-G  12  YOVN?.  wc:'e::  -es  17-1^,     .rr^--r-  -y  -^ss.  div.   of  youth  services. 

THE   EXISTING   FACILITY   PREVIOUSLY   HAD  A    PERMIT   TO    LCDC.     .•.T.V  i:;  1974    -    1976. 

pepiht  EXPIRED  i;/  1976.     curre::tly  there  is  ::o  cc::st7-::tio:;al  work  that  g 

NEEDS    TO   BE   DONE  Z 

PJ 

o 
This  above  use  granted  by  the  Board  of  Appea.l  BZC-2841  ^ 

which  expired  June  30,  1976  « 

o 

See  attached  letters  for  further  explanation  of  use.  59 

PI 

a 

2 
z 

2 

z 

o 

.    o 


n  OF  BOSTON  -  LNSPECTION'AL  SERVICES  DEPARTMENT 


n^ 


SPECIAL  FORM  APPLICATION  No for  Per-  .:.  .\  , 

mit  for  Demolition,  Ordinary  Repairs  &  Minor  Alterations  Not  Involving 

Vital  Structural  Changes 

This  form  NOT  TO  BE  USED  for  ADDITIONS  or  CHANCES  OF  OCCUPANCY 

The  undersiened  hereby  applies  to  the  Commissioner,  Inspectional  Services, 
for  a  permit  to  perform  the  work  described  herein: 

Date July.  .19,1984 

Streetnand  No.  .  .252.  Columbia  .Rd, Ward,  .lb, 

Name  of   Owner .  .  .  .RoxtD.ury .  i;4j,ltl-S.e,r^/lces.  .  .  Address .  .317 .  Blue .  Hill .  Ave. 

Zone Fire   Limit 

Type  of  Construction brick Group  Occupancy  and  Division 

Size  of  building,  feet  front    25       ;  feet  rear.  .:5      . ;  feet  deep.  .  5&  .  . ;  No.  of  stories.  .  .3  . . . 

How  is  building  NOW  occupied? .    .  Lodging,  house 

Check  all  means  of  egress  from  this  building; 

Main  stairs Back  stairs Fire  escapes Con.  balconies Any  other 

Is  this  work  being  done  to  remove  Building  Code  Violations?  Yes No 

WORK  TO  REMOVE  VIOLATIONS  MUST  BE  COMMENCED  AND  COMPLETED  FORTHWITH 

DetaU  of  proposed  work  —  STATE  EXACTLY  WHAT  IS  TO  BE  DONE: 

^.  R.emove.  &  .replace,  three. rear  .perches,,  same,  size 

'"".  /....I >^.'^!u^<.'\^^.c:V\ .  .i^.^ii  en s.c.s.r. .  o'r  . .  .^/.  X.Q. . . c.ove.uu.). . pc i. i". . ^ _. 

^. .  .oi.. S &. .  .~i"jm  b^v^i.  .  .J. .  .^/y.  .^.  k .". . .  .c^-m:  k/tii. .  \).c.^.-dJ <^\^^\ 

-pw. .  .2.  .K.H. . .  .(^.cl[  l.HiifA  . .  .u<^cc.<.xci.  ..ecvv.U      i^iJ.ic^r^  * 


Estimated  Cost,  $.  .  .  ll,00a..00 

The  fjicts  set  forth  in  this  application,  and  in  the  accompanying  plans,  if  any,  are  true  state- 
ments, made  under  petiaky  of  perjury. 

I       ~~,  f  y   y^  -,(4  Address .  317.  Blue.  Hill .  A-va . , .  Roxbury-  ■ 

tnori 


yic 


(Stgngfu^q  oj  Owner  oj^  Authorized  Agent) 

^UX^.  /-. .  .^/KX-^. . . . 

(Signature  of  Licensed  Builder  or  'Wrecker) 

(Address) l\^   Wel-lington  -.Hii-i.  -St-.-  Mattarar/-'^^'^''^-' 

Lie.    No  .3Q4521  Class..  C.-2 ' 

My  license  expires ..'..'.-'. 


Phone.   298-6718. 


.o.pes 

(Name  of  Contractor) 

45.  v;elliA;t>Qn.  hall.  St. 
attapan,  m  02126 


Permit   granted. 

By 


APPLICANT  .MLST   LSL  TYPLURitlr   I.N    FILLING   IN 
^TlIIS^-ipPLICATION 


Street  Numbering  Ii 


AppIiciUioii  to  llic  nuildiWj/CQTiriiji^ixMier  for  Permit  for  Alterations,  Repairs  or  Change  of  Occ-ipc 


252    Coluinbia    Road 


14 


,       ..          ^^^    ^^^■^,..j^^^   iNuau                           r>-  *  •  .        Dorchester  ,„     , 

Location, District, Ward 

Nameof  owner  is? -Roxbury   Multi-Service Address, 317    Blue    Hill   Av 

Name  of  architect  or  engineer  is?     -  M    David    Lee Lie.  No.     3319 

Material  of  building  is?        Brick       Style  of  roof?  •  Flat  Construction  of  roof? Tar    &    Gr 

Size  of  building,  feet  front?  2  5        ;  feet  rear?  2  5    ;  feet  deep?.        5  8   ;  No.  of  stories? 3 

No.  of  feet  in  height  from  sidewalk  to  highest  point  of  roof?       13  8 Material  of  foundation?  StO 

Thickness  of  external  walls?  3    "  Party  walls? 12" 


LEGAL  OCCUPANCY   OR   USE     (Applicant  is  not  to  fill  in  this  box) 

Lodging    House  464/1973 


Front  stairs?  Backstairs?  Fire  escape?      no     Con.  balconies?         no      Any  other?  no 

Is  building  equipped  with  automatic  sprinkler  system?  no 

Type  of  construction?  3-B  Group  occupancy? . 

Building  to  be  occupied  for .  Lodging   House    (12    Lodgers) 

after  alterat 

IF  EXTENDED  ON   ANY  SIDE  OR  VERTICALLY 

Size  of  extension.  No.  of  feet  long?  ;  No.  of  feet  wide?  ;  No.  of  feet  high  above  sidewalk? 

No.  of  stories  high?  ;  style  of  roof?  ;  material  of  roofing?     ..  

Of  what  material  will  the  extension  be  built?  Foundation?  

How  will  the  extension  be  occupied?  .      Type  uf  Construction 

GENERAL  DESCRIPTION  OF  THE  PROPOSED  WORK  AND  ITS  LOCATION. 
(ALL  STRUCTURAL.  MECHANICAL.  ELECTRICAL,  ETC..  SHALL  BE  INCLUDED) 


Propose  to  change  the  facility  from  the  Lodging  of  men, 
to  a  facility  lodging  12  young  wcr.en,  ages  13-18.   The 
existing  facility  previously  has  /.ad  a  permit  to  lodge 
men  in  1976.   Permit  expired  in  1.'76.   Currently  there  is 
no  constructional  work  that  needs  to  be  done. 

This  above  use  granted  by  the  Board  of  Appeal  BZC-3842 
which  expired  June  30,  1976. 


See  attached  i'.-cters  for  further  explanation  of  use. 


APPLICANT  ^ST   USE  TYPEWRITER   IN   FILLING   IN 
THIS  APPLICATION 


j;  r 


CITY   OF   BOSTON 


Certified  Sta^^ 


Ctf'-^«**'rv<^^ 


Street  Numbering  Insf 


Application  to  the  Building  Commissioner  for  Permit  for  Alterations,  Repairs  or  Change  of  Occupan. 


Location, .252  Columbia  Roac  District 

Name  of  owner  is?  ^xbury  MilCi-Service  Center 
Name  of  architect  or  engineer  is? 

Material  of  building  is?    brick  Style  of  roof?      flat 

Size  of  building,  feet  front?      25  ;  feet  rear?    25  ; 

No.  of  feet  in  height  from  sidewalk  to  highest  point  of  roof? 
Thickness  of  external  walls?  12  ' 


Ward    14 

Address?! 7  Blue  Hill  Av,  ,Rox.. 

Lie.  No. 
Construction  of  roof?      T  &  G 
feet  deep?    58         ;  No.  of  stories?     3 

Material  of  foundation?    Stone 
Party  wails?     L2" 


LEGAL  OCCUPANCY   OR    USE     (Applicant  is  not  to  fill  in  this  box) 
Lodging  house  for  twelve  lodgers     Doc  #1990/78 


Front  stairs?   V^^       Back  stairs?    V^^      Fire  escape?  Con.  balconies?  Any  other? 

Is  building  equipped  with  automatic  sprinkler  system?      '^'-' 

Type  of  construction?  -,•,.,  ^  ,  ,     ,  Group  occupancy? 

Building  to  be  occupied  for    lodging  house  for  twelve  lodgers 


after   alteration 


IF   EXTENDED   ON   ANY   SIDE  OR    VERTICVLLY 


Size  of  extension,  No.  of  feet  long?  ;  No.  of  feet  wide?  ;  No.  of  feet  high  above  sidewalk? 

No.  of  stories  high?  :  style  of  roof?  :  material  of  roofing? 

Of  what  material  will  the  extension  be  built?  Fmindation? 

How  will  the  extension  be  occupied?  Type  ni  i  .instruction 

GENERAL   DESCRIPTION   OF   THE   PROPOSED    WOliK    WD    1T,>    LOCATION, 
(ALL  STRUCTURAL.    MECHANIC \L.    ELECTRICAL,    FTC,.   SH\Li.   BE    IXTLl  DED) 


This   facility  being  used  for  12  young  -.'romen,    ages   L3-18,    referred  by 

Mass.    Division  of  Youth  Services.     As  granted  by  Board  of  Appeal 

Decision  4231  with  proviso  that  the  conditional  use  expire  Decenber  31,   1979. 

This  application  being  filed  to  continue  use  and  have  proviso  removed. 


FRANCIS  W     GENS 

Building  Commissioner 

RICHARD    L.    GRANARA,  JR. 

LEO    F.    MARTIN 

JAMES   T.    REID 

Assistant  Building 

Commissioners 


CITY    OF    BOSTON 

BUILDING     DEPARTMENT 

OFFICE  OF  THE   BUILDING  COMMISSIONER 

Eighth   Floor,  City   Hall 

1   City   Hall  Squaxe 

BOSTON,  MASSACHUSETTS  02201 

December  2k,    197S 


RoxDury  Multi -Service  Center 
Mr.  James  Holloway,  Asst.  Director 
317  blue  HI  II  Avenue 
Roxbury,  MA.   02121 


Re:  Application  #  13A4   Dated  12-18-79 
Location  252  Columbia  Road,  Vard  lA,  L-1  Zone 
Purpose   To  continue  use  and  have  proviso  removed. 

This  facility  being  used  for  12  young  women,  ages  1; 
referred  by  Mass.  Division  of  Youth  Services.  This 
been  granted  by  the  Board  of  Appeal  Decision  ^4231  wl 

Your  application  cited  above  is  hereby  refused  as  same 
would  be  in  violation  of  the  Boston  Zoning  Code  to  wit:- 
Chapter  665,  Acts  of  1956  as  au^cnded.  Articles  8,  ^k   and  23. 

Section  8  7,  (7A)   A  group  care  residence  Is  a  Conditional  use 
in  an  L-1  Use  District. 

Section  14-2  The  lot  area  per  additional  dwelling  unit  is  InsuffH 

Section  23-1  Off-street  parking  is  insufficient. 


*  proviso  that  the  conditional  use  expire  December  31,  1979. 
(Legal  occupancy  is  Lodging  ouse  for  twelve  lodgers). 


Very  ■  ruly  yours,,/ 


t 


'Philip  L.    Chapski/ 


for  the  Building  Commissioner 
Ow  Supv.   Structural    Engineer 

?W:  Is 
you  appeal,  your  appeal  must  be  aic  miipanied  by  a  copy  of  the  certified 

plot  plan  vvhich  was  filed  witli  your  applicalinti. 


Estimated  co3t,  $ 
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APPLICATION    TO    BUILDING   DEPARTMENT 
11    WALTHAM   STREET,    SOUTH    END 


RES10/A/022686/53 


Cin  OF  BOSTON  -  INSPECTIONAL  SERVICES  DEPARTMENT 


SPECIAL  FORM  APPLICATION  \o for  Per- 
mit for  Demolition,  Ordinary  Repairs  &  Minor  Alterations  Not  Involving 
^^  ital  Structural  Changes 
Tills  form  NOT  TO  BE  USED  for  ADDITIONS  or  CHANGES  OF  OCCLPANCY 

The  undersigned  hereby  applies  to  the  Commissioner.  Inspectional  Ser\  ices, 
for  a  permit  to  perforin  the  work  described  herein: 

Date        'f^^,,,   9.^,     p  9  >:  5 

Street   and   No.  H.  "^f.thtrr,    '^f .  ^     .^^^^.-,     ^^^ ^^^^^  ^ 

Name  of  Owner.    .Scinta    'Mfila.  JI01U&  Address   .  PA(>mUAA.  Snafh    End    OZU  ^ 

Zone Fire   Limit 

Type  of  Construction.    ^A,W:  ^^up  Occupancy  and  Division 

Size  of  building,   feet  front.  .10...;  feet  rear  ^^  .      ;  feet  deep.  3.0    .  . ;   No.   of  stories.    .5!-. 
How  is  building  NOW  occupied?.      ^^.'^<?:*:"r.    hcUAe.    ^OC^     1  105/72 
Check  all  means  of  egress  from  this  building: 


Main  stairs.  ..,<..  .Back  stairs F 


ire  escapes.  .  . X.  .    Con.  balconies Any  other, 


Is  this  work  being  done  to  remove  Building  Code  Violations?  Yes No. 

WORK  TO  REMOVE  VIOLATIONS  MUST  BE  COMMENCED  A.ND  COMPLETED  FORTHWITH 
Detail  of  proposed  work  —  STATE  EXACTLY  WHAT  IS  TO  BE  DONE; 
"?!^.(7ve   axlitlnn    j  tat.z 

' y,- * ['-^"^-^^   '"^ th   a6vha Pt,    Y. 2..r   rjlne.   aAoand   'domf'6^^nci 

■1  '^  iniii^.nn , " 


Estimated  Cost,  $-2    Ol^O    0-0 

ments,  mrde'uSdS  p^ndty  of  pe^^u^i^^^"'  ^"'  '"  ^'^  ^^  '"'"^P^">'*"^  P^^^'  ''  ^^^  -^'*-^  ^*^^^- 

Addre.ss..5f.."^.^<:'^^^.^.^r'.  ,     "inon 


(Signature  of  Ownef  or^Authorized  Agent) 


Phone 


69  6-2t3S 


■■■ >-UJ^^-^>-J^/^' 

(Signature  of  Licensed  BuUder  or  Wrecker) 

(Address) 5  J.  .'^S.a.i^  (o/ld    7^ 

Lie.    No."^''^.''glass      ^ "''■■■; 

My  license  e.tpires.     5  /  ^  /  S6 


(Addr 


Approved  (date)  ^ 

By     x^^^/^ 


SI 


^)^ 


(Same  of  Contractor) 


Permit   granted. 


':^^f.?      j|g6 


Location,  ownership  and  detail  must  be  correct,  complete  and  legible, 

Separate  application  required  for  every  building. 

Plans  must  be  filed  with  this  application  on  demand. 

Application  for  Permit  to  Erect  Fire  Escape. 


'^}/co?^cyC    /^    ,       ,  1^2  7. 


Boston, 

To  the 

BUILDING   COMMISSIONER: 
The  undersigned  applies  for  a  permit  to  erect  fire  escapes  on  the  following-described  building : 

Location, //r//.^. ^J^.L.L.i^^^^jtK^. ^:t Ward..... 

Name  of  owner  is? <^i^.....'jfh....:t'..:.^,<?.<.T^.?.'h4<:^.. ^....Address, ll..'rr......:^'L7.?.<.. 


/"-f. 


/- 


'::Z..L':rt-::c.iL. 


escrip- 
oon  of 
juilding. 


Name  of  licensed  mechanic  is?.. 

License  number U^.'^.O^.. Class .'.''.. Special  Class.. 

Material  of  building  is? r^.-Tr^.^V^f  ..-'/iStyle  of  roof —flat,  mansard  or  pitch? '......it.. 

Size  of  building,  feet  front? r: .;  feet  rear? ;  feet  deep? ;  No.  of  stories?., 


,::^yZ £.. 


-.^Hrf*g^ 


t. ;  feet  reai 


13 

m 

3J 


^How  many  families?.. 


What  was  the  building  last  used  for? 

Nature  of  egress,  front  stairs? i(..<0"Back  stairs?. ..."..'j^  ...Fire  escape? ^.ir.rr!.. Connecting  balconies? 'T^^ki^... 

State  location  of  proposed  fire  escape  whether  on  front,  rear,  left  side  or  right  side  of  building ^. L/^. 


On  which  stories  are  fire  escapes  to  be  located? .<C? , ^ 

On  which  stories  are  connecting  balconies  to  be  located? ■...:.z.:.^.:.'..-c^. ■ii<d<.u:f<^.....Tf,. 1. ...:..!. ..\!^r/}:/.... 

Will  fire  escape  have  balanced  stairs  to  ground? :'r'^:'r Fire  escape.^  vill  conform  to  requirements... 

Estimated  cost,  $ '>.^.^.....<'.....r^ 
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;  to       1^       (O       »{       M       ^       h; 


'l^  K1  b-d 


•Ik         to         K5 


^      I  VISITS 


■aB»«-JJ-"IJl.— Form   No.   1334. 
HCMIQUARTERS 


0 


^i/^u.  o^"  flSc^/otir 


RevijeJ    3-13.C1. 


police  z/e/ia^'tinmvt 


154   BERKELEY   STREET 


€//ice  ///.  0^o/cce  ^ 


o?/imfSS(onejt 


July  11 


y.'A-i 


ro 


..i?.r.r....:3i.9.;?.-i^.  ...^'....r^Je^a  J 
Building  Conraissioner 
City  Hall 

■■3a'3"t5'rt'";'1as3". 


7^ 


Dear  Sir: 

I  am  directed  bij  the  Police  Com ntisni oner  to  notif/j  ijou  that ] 

.SeY.....idw.axi...J.»..jG;3Uaat.ta...dba..Jar.c:ta..IIaria..iioi:.5.e...In.a lias  hnuJe  aniilica- 

tion  for  n  llrensc  to  keep  n  /i/i^'-V  i,'il(iui<j  hoKsr  ,if 11      :'.^I^.r.-?!...li^.r ^.^.'^^  ;  /-'-i-    Z' 

l3.t.,.f lo or.. tv/o  ...rr)Qjn.3...^4... "oiX:?..^ 2nd....flg.Q. j',.,.tI.ij'.5;5,,..ro -■  ■  j   rjid  bath 


34^1  floor  three  rocns  an:l   -ciil2t;     Z).th  floor  three   ;-:ois   ^jnd  toilet 


icitlt  accoiitinod((ti(»i>^  for a3..-7.cni'...a3...pao^i..;l;2...iii...aca:;r::  /.  \-<...:■-:L^.s>^.:X^^...■{P■i...:^:^.l3'Z. 

re;7.ilitior.3 
[icrsons,  and  to  rfftpcctfalhi   r>i:,i,,.,l  /-;,:,[   /m./R    //■(',','  ir/iliii      .  ihi^  "!p<<'   'rlnH'^^r  or  ,/'>(  tlx' 

hnildinq  I'.s  provided  trith  s/irpri,  nt  hiudis  of  rscz/te   in  i-i's.    nt'  fir/',  .-^nd.   t/in}  s/tifuble  nn- 

pliances  arc   provided  for  >  it  uujuisU'wk)    tires  and  for  (/m.  ■-■v  .';,,,,„  t^  //,,.  iM,,-.,*^.*  i..  c<.a<? 

of  fire,  as  nypiired  itii  Section    '•■'  of  Chapter   !i'>  of  tin-  ' ■■    ,irni]  Lacrs. 

d^  O  fS^i'T'/  d  ^  J"  ,J^-^"^ /J" /^A  c^^^  ^^^y  ^/ 


0  rnur,}^- 


Chief  Clerk. 


APPLICATION   TO   BUILDING   DEPARTMENT 
656   MASSACHUSETTS   AVENUE,    SOUTH    END 


RES10/A/022686/54 


CITY  OF  EOSTON-BULDI.'IG   lEFMlENT 


^iJ^Qy    SPECIAL  FORM  APPLICATIONf")<jl  8  5  ') 


for  Permif  for 

Demolition,  Ordinary  Repairs  5:  Minor  Alterations  Not  Involving  Vital  Struc- 
tural Changes 

ThiA4m  NOT  TO  BE  USED  for  ADDITIONS  or  CHa  ,GE  OF  OCCLPANC\ 

\///|Tho  undersisnod  I'.erc'jy  applies  to  the  Buildiag  ComMiisiocer  fo:  a,  permit  f: 
pqr|\^m  tha  worli  described  l.ertin 


Date 


August    16,:,9  7  3 


IS(frcct  and  Xo...6.56-Mas3aehu5etts-Averr,  le Ward.g.. 
Xamc  of  OuTier..,Co>nciI.i,Q.,  Hi3ca.np..,Qf::as3A3tfV§fe6...13...  T.r-.err.o 

Zone Fire  Limit 

Type  of  Constructior^.rick    ext  :v">cd    f  ranr-    Group  Occupancy  and  Di'.i.-ion 

!   Size  of  bai'.dint;,  feet  front ;  feet  rea- ;  fe-t  deep ;  Xo.  of  ?.t-,ries5.-:.:c.^.? 

;   How  is  building  NOW  crcupie--  /';°^..  °^'^'-?.^^^' 

CLccli  all  means  of  egres?  from  this  building: 

Main  stairs.. ..y^.S  Back  stair- ,    no...  Fire  tscrpo^  yes Con.  bakonics  ...no    .Ar>   other.  .r*.Q 

;    Is  this  v.-ork  being  done  to  rem  JVC  Building  Code  viflatioirs?    Yes Xo       ^ 

\    WORK    TO    REMOVn    \iOl..VriOXS    MUST    BE    COM.MEXCED     WD    C^MPIETED 
j    FORTinvITH 

J    Detailof  proposed  work  — ST. \TE    EXACTLY   WllAT   Vv'ORK   IS   TO   BE    DOXE: 

J     To   cieanout  ■buildinc  ;\7reck' ct  ■  b':ildinq''arid'''s  lo   coint 


..v.'her.e  .buildir.g..v/i.ll..  be.  read.y  ..f.c;-   r3r.o.vatioa...ar.d...r3bab:LlJ..tat: 
to    a  use    as    a   Rehabilitation   ce::t ;- r    for    the''no'n-o'ro'f  it: 


(Address).. ^^.^^^f^^'^.^^A'^^d^y-'f^  (A.      .'r.9.- 

Lic.  Xo. /-{^/-S    c:,.:.  V^-^^^ 

^ Ty  liccn.'q  eypi-^"       '■^/ ^/'P'''.'^ 


(.Vu;?;t  oj  Contractor) 


Approved  (ijajji^.  ^;    y  ,/  :/  ,;;),. 
By rf  .r.-fr^LvcxZ-^- 


rermit  granted;    /^:^.r. v. -...". 

By ■ :■'■■■■■ 


ABPLICANT   MUST   USE  TYPEWRITER    IN   FILUING   IN 
THIS  APPLICATION 


/ 

t/th 


1981 


(  ITY    OF    BOSTON 


Certified  Street   Number* 


/: 


.y...,/.-. 


JdA-2Z..£tLl.. 


Street  Numbering  Inspoftor. 


Application  t^the  Building  Commissioner  for  Permit  for  Alterations,  Repairs  or  Change  of  Occupancy 

Ward      3 


Location,/ "^5  6    Mags.    Ave^  District, 

Name  of  owner  is?    Concilio    Human    Serv.    Inc.  Address,       same 

Name  of  architect  or  engineer  is?    P3V id    Conover    Associates  Lie.  No. 

Material  of  building  is?  Frame&Br'c  Style  of  roof?  A   Frame  Construction  of  roof?  Asphalt    shinils 

Size  of  building,  feet  front?  2-+  ;  feet  rear?  '^-^  ■  feet  deep?     -'•'-'       ;  No.  of  stories?  5 

roof?      53  Material  of  fou^d^f,ion?  Granite 


No.  of  feet  in  height  from  sidewai^  to  highest  point  of 
Thickness  of  external  walls? 


Party  walls? 


-+2 


LEGAL  OCCUPANCY   OR    USE     (Applicant  is  not  to  fill  in  this  box) 
NO   RECORD   OF    LEGAL    OCCUPANCY. 


Front  stairs?      y^^    Backstairs?  Fire  escape?      V^^    Con.  balconies?      ^^  Any  other? 

Is  building  equipped  with  automatic  sprinkler  system?  '^° 

Type  of  construction?       Fram.e    &    brick  Group  occupancy? 

Building  to  be  occupied  for        Drug    Rehabilitation   Center. 


after  alteration 


\<i.  nf  feet  high  above  sidewalk? 
(uaterial  of  roofuii;?-^^P(J'i^6>to 

r<,undation?  Ki^^MA^KX 

;i>trurtion 


IF    EXTENDED   ON    ANY   SIDE  OR   VERTICXLLY 

Size  of  e.\tension.  No.  of  feet  long?    -'^      ;  No.  of  feet  wide?  ^       ; 
No.  of  stories  high?  ^  :  stvle  of  ruoDAK^^i^^^ik 

Of  what  material  will  the  extension  be  built?         XXJ<lila 
How  will  the  extension  be  occupied?  Type  of  ( 

GENERAL   DESCRIPTION   OF   THE   PROPOSED    \\n[\W    VND    ITS   LOCATION. 
(ALL  STRUCTURAL.    MECH\NIC\L.    ELECTRICAL,    i:r(\.   ^H\LL   BE   [NCLl  DED 
TO   LEGALIZE   OCCUPANCY   as   a   Drug   Rehab.    Center. 

Additional    plumbing    fixtures  '.'■  ^ 

Gas    Boiler    Replacer.ent.  ^ /' 

I/irin-^.         General   clean   un    and    reoair. 


How   occupied    nov;. 
Dru^  Rehab  Center 


,r!^ 


Rehab  taken  place  in  1973  as  oer  City  '/.all  Records 


Estimated  cost.  $20,000.00 
r,, 426-7890 


CITY  OF  BOSTON  AND  COUNTY  OF  SUFFOLK 

DEPARTMENTAL  COMMUNICATION 


Qntobffr    PQ,        iq    4^ 


To 


Joseoa  T.    Snea 


»^-.    J  RATING) 

Blag.    Comnr. 


'DEPARTMENT-DIVISION) 

Bldft.    Dept.,    City   Hall   Anne 


From 


William  T.    Mo  Hoy 


Secretary 


Licensing  Board    for   tae 
City   of  Boston. 


SUBJECT:     Use   of   oremises 


2^1  Province    street 
File  ref.  no. 


Referring   to    tae   premises 

656   Massacausett s  avenue, 
our   records    aiaow  tas.L   a  lodging  aouse   license  was   first   granted 
at   tals   location  on  Autust-    6,    1913,    and   wn=    .^enewed    eaca  year 
consecutively  up   to    tiae  present    time,    in  tae  name  of  Anna  C.   Joiinson, 
tae   last  renewal   being   on  April    23,   1945,    for   r,ae  license  yesr 
waica  will    end  April   30,    1946. 

For  tae   Bo-^rd, 


'^i-x^r    ,    -'• 


Secretary-' 


I^\ 


Board  of  Appeal  Referrals 


1/9/86 


Hearing: 

Site: 

District (s) : 
Purpose; 


1/21/86  Z-8190 

Robert  Fuller 

28  Mt .  Pleasant  Avenue 

Roxbury 

Three-story  structure 

Apartment  (H-1) 

Change  occupancy  from  four-family  dwelling  to 
lodging  house  for  21  lodgers. 


Violation (s) :    Lodging  house  is  conditional  use. 

Insufficient  lot  area  and  off-street  parking. 


VOTED:    In  reference  to  petition  Z-8190,  Robert  Fuller, 
28  Mt .  Pleasant  Avenue,  Roxbury,  for  conditional 
use  and  two  variances  for  change  of  occupancy 
from  four-family  dwelling  to  lodging  house  for 
21  lodgers  in  an  apartment  (H-1)  district,  the 
Boston  Redevelopment  Authority  recommends  denial . 
Inspectional  Services  unsafe  and  dangerous  complaint 
exists  against  this  structure.   Petition  cannot 
be  considered  until  complaint  is  remedied. 


Board  of  Appeal  Referrals 


1/9/86 


Hearing: 

Site: 

District (s) : 
Purpose: 


1/14/86 


Z-8171 

37  Wheatland  Avenue  Trust 

37  Wheatland  Avenue 

Dorchester 


24-story  structure 

Residential,  two-family  ( R- . 5 ) 

Change  occupancy  from  one-family  dwelling  to  lodging 
house  for  12  lodgers. 


Violation (s) : 


Lodging  house  is  forbidden  use. 
Insufficient  off-street  parking, 


VOTED:     In  reference  to  petition  Z-8171,  37  Wheatland 
Avenue  Trust,  37  Wheatland  Avenue,  Dorchester, 
for  forbidden  use  and  variance  for  change  of  occupancy 
from  one-family  dwelling  to  lodging  house  for 
twelve  lodgers  in  a  residential  (R-,5)  district, 
the  Boston  Redevelopment  Authority  recommends 
approval  with  BRA  design  review  including:   parking, 
structural  design,  and  layout  in  order  that  the 
proposal  is  in  general  harmony  with  the  rest  of 
the  neighborhood..  This  is  a  large  Victorian  style 
house  generally  well-maintained  and  there  is  adequate 
room  for  the  creation  of  a  lodging  house  with 
off-street  parking.   This  is  a  positive  step  in 
providing  affordable  housing  within  the  City. 
With  the  current  shortage  of  affordable  housing, 
the  City  encourages  the  establishing  of  lodging 
house  units  for  low-income  residents.   The  appellant 
must,  however,  seek  appropriate  zoning  and  building 
code  approvals  for  the  accessory  building  on  site. 


Ot  A^"^-^"^^      -^^HEATLAND  AVE,-^d^RCH^U  .v>r^  ^ 
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TOWN   OF   BROOKLINE 
LODGING    HOUSE    REGULATIONS 


RES10/A/022686/55 
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The  Commonwealth  of  Massachusetts 

Office  of  the  Secretary  of  State 
State  House,  Boston,  MA  02133  (617)  727-2800 

Michael  Joseph  Connolly,  Secretary 


RE:   CHAPTER   180  CORPORATIONS 


To  Whom  It  May  Concern: 

Enclosed  please  find  a  photocopy  of  your  Articles  of  Organization.  The 
corporation  has  a  legal  existence  as  of  the  effective  date  stated  on  the  last 
page  of  your  Articles. 

Under  the  provisions  of  Masschusetts  General  Law,  Chapter  180,  section 
26A,  non-profit  corporations  must  prepare  and  submit  Annual  Reports  on  or 
before  November  first  of  each  year  (starting  with  the  year  after  incorpora- 
tion) . 

This  section  shall  not  apply  to  a  church  or  a  religious  organization,  a 
non-profit  school  or  college,  a  charitable  hospital,  or  a  library  association 
whose  real  or  personal  property  is  exempt  from  taxation. 

This  memorandum  is  intended  as  a  reminder  to  you  of  your  obligation 
to  annually  file  this  report  with  the  Secretary  of  the  Commonwealth. 

In  addition,  you  should  be  aware  that  Federal  identification  Numbers 
(FIN'S)  are  used  in  our  computer  files  as  a  means  of  positive  identification. 
As  soon  as  your  corporation  has  been  assigned  a  FIN,  please  notify  the  Secre- 
tary's office  so  that  your  corporate  file  may  be  completed.  Remember  to  enter 
your  FIN  on  all  future  filings. 

Blank  Annual  Report  forms  (#C.D.  369)  may  be  obtained  by  calling  (617) 
727-4176. 

Sincerely  yours. 


Yvonne  Ellison 

Cjerk,   Non  Profit  Corporations 

Specialized  Section 

YE/wpc 

Enclosures 
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iSb^  (Unmrnnnm^altlr  nf  Maasarhus^tts 

JimiAEUOSEPH  CONNOLLY 

Secretary  of  the  CommdriWealtn 

STATE  HOUSE 
BOSTON,  MASS. 

ARTICLES  OF  ORGANIZATION 

(Under  G.L.Ch.  180) 
Incorporators 
NAME  POST  OFFICE  ADDRESS 

Include  given  name  in  full  in  case  of  natural  persons;  in  case  of  a  corporation,  give  state  of  incorporation. 


31   -l^riso-  A^-3iu:-,  "oston 


Residences 

8  Allegheny  St. , 

Roxbury,  MA 


r<i-\:z\'  Oc'?r.v:z\ity   Dc'.''3lo-.".'3nt  Corporation  f'tess.} 

Peter  Jj/a^s,  ?r8sia3nt 

5C  "yr.r'-jcnl:  Street  144  Hemenway  St., 

"lost  on 


Boston,  MA 


(Ccnfc) 


//^/^J 


The  above-named  incorporator(s)  do  hereby  associate  (themselves)  with  the  intention  of  forming  a 
corporation  under  the  provisions  of  General  Laws,  Chapter  180  and  hereby  state(s): 

1 .     The  name  by  which  the  corporation  shall  be  known  is: 

ooston  Cif,".;ids  Land  Trust,  inc.      . 


2.     The  purposes  for  which  the  corporation  is  formed  are  as  follows: 

A.     "c  encuvrac'?  ano.  assist  t'le  er forts  of  lov/  an'^.  noderut?-inco'i?  an'i  ninority 

resic-ents  of  th?  City  of  Boston  towar:^.  economic  end  social  s3lf-'Jet3ninstion: 

Z.     To  3xpanc  and  riaintain  the  housina  and  e"".r5loyT:?nt  opportunities  of  lov  anc 

"oderate-inccTie  residents  of  the  City  of  costoa; 

'Z,     To  pro'iyte  neie"-ibo'"hood  stcbility  and  iv.orove'ients  of  living  con  iitions  in 

c'le  lov:  and  Moderate-incone  neighborhoods  of  the  City  of  loston; 

T.     To  engage  in  and  ■'or  encourage  cormunity-based  develop".ent  activi:.ies  ~.^i 

projects  for  th-^  benefit  of  lov;  and  loderste-incone  resicT'nts  of  the  City 

o"  'ior-ton  including,  but  not  li^'^.ited  to: 

1  .  Conservation  ::nc   nana^euent  of  land,  buildin-.^'s  and  other  natural 

resources  for  the  development  o^  housing,  e~.nlo;'^ient  on'jortunities, 

par'.clands  and/or  oo?n  snace: 

2.     Initiation  "-^d   rev'i?'.;  of  neighborhood  olanning  e'^fcrts; 

•  rer'T'ntion  of  ''lOUsing  and  ennlo;;^.ent  opoorL^mities: 


.•'.  .Jreation  an';  ret 

...  '^ncnso-shin  o^  c 

develo  r.ien-c ; 

S.     Inco^irage  3\-o"i- 

nl^ce'ient  assist anc. 
^-.     To  foster  and  orovj':,"  cor/^unity-v.'ide  interest  and  involve::.ent  in  the  orovisior 
of  'idccriare,  affordable  hoMsing,  the  exnansi'^n  o  "^  enoloynent  oDno~tunities  for 


:ona.-  se;ii- 


:on  0-  con'r.unit^ 


•:  on  'lousmg,  e'.Y';lo',".ent  and  econo'iic 
services,  shills  training  and  job 


(Cont'd) 

NOTE:  If  provisions  for  which  the  space  provided  under  Articles  2,  3  and  4  is  not  sufficient  additions  should  be 
set  out  on  continuation  sheets  to  be  numbered  2A,  2B,  etc.  Indicate  under  each  Article  where  the  provision  is 
set  out.  Continuation  sheets  shall  be  on  8'/j"  x  11"  paper  and  must  have  a  left-hand  margin  1  inch  wide  for 
binding.  Only  one  side  should  be  used.  CCT      '^•j  /"l,-''-^  ft 


ParaRranh  2  -  continued 


low  and  moderate  income  residents  of  the  City  of  Boston,  and  the 
improvernent  of  the  general  quality  of  life  in  the  City  of  Boston 
for  all  residents . 


r.      To  encourage  and  assist  the  development  and  operation  of 
nei.'^hborhood  based  organizations  which  are  or  have  been  established 
for  the  charitable  and  educational  purposes  described  above,  in- 
cluding the  provision  of  management  assistance,  administrative 
training,  planning  services  and  assistance  with  fundraising. 

G.   To  engage  in  other  charitable  and  educational  tax-exempt 
activities  within  the  meaning  of  and  permissible  by  Chanter  180 
of  the  Massachusetts  General  Laws  and  Section  501  (c)(3)  of  the 
Internal  Revenue  Code  of  1S54,  as  now  in  force  or  hereinafter 
amended  (the  "Code"),  or  corresponding  provisions  of  any  sub- 
sequent federal  tax  laws,  and  for  a  corporation  to  which  contri- 
butions are  deductible  under  Section  170  (c)(?)  of  the  Code  or 
corresponding  provisions  of  any  subsequent  federal  tax  laws. 
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b.  Mo  part  of  the  assets  of  the  corporation  and  no 
net  earnings  of  the  corporation  sliall  be  divided  anon 
to  the  benefit  of  any  officer  or  director  of  the  corp 
any  private  individual  or  be  aporooriated  for  any  Dur 
than  the  purposes  of  the  corporation  as  herein  set  fo 
substantial  part  of  the  activities  of  the  corporation 
the  carrying  on  of  propaganda,  or  otherwise  attenptin 
legislation,  and  the  corooration  shall  not  participat 
intervene  in  (including  the  publishing  or  distributin 
ments),  any  political  car.paign  on  behalf  of  any  candi 
public  office. 

c.  It  is  intended  that  the  corporation  shall  be  entitled  to 
exemption  from  federal  incor.e  tax  under  Section  501  (c)C3)  of  the 
Code,  or  corresponding  provisions  of  any  subsequent  federal  tax 
lav/s,  and  shall  not  be  a  private  foundation  under  Section  509  (a) 
of  the  Code,  or  corresponding  provisions  of  any  subsequent  federal 
tax  lav.'s.   In  the  event  that  the  corporation  is  now  or  ever  becomes 
a  private  foundation  as  that  term  is  defined  in  Section  509  of  the 
Code,  or  corresponding  provisions  of  any  subsequent   federal  tax 
laws,  then  notwithstanding  any  other  provisions  of  the  articles 

of  organization  or  the  by-la\.'S  of  the  corporation,  the  follo\.'ing 
provisions  shall  aoply: 

(1 )  The  corporation  shall  distribute  its  income  for  each 
taxable  year  at  such  time  and  in  such  manner  as  not  to 
become  subject  to  the  tax  on  undistributed  income  imposed 
by  Section  49-12  o  .^  the  Code  or  corresponding  provision 

of  any  subsequent  federal  tax  laws. 

(2)  The  corporation  shall  not  engage  in  any  act  of  self- 
dealing  as  defined  in  Section  4941(d)  of  the  Code  or 
corresponding  provisions  of  any  subsequent  federal  tax 
laws. 

(3)  The  corporation  shall  not  retain  any  excess  business 
holdings  as  defined  in  Section  4943(c)  of  the  Code  or 
corresponding  provisions  of  any  subsequent  federal 
tax  laws. 

(4)  The  corporation  shall  not  make  any  investments  in  such 
manner  as  to  subject  it  to  tax  under  Section  49'N'  of  the 
Code  or  correspondin.c;  provisions  of  anv  subsequent 
federal  tax  1  a'.vs  . 


(5)  The  corporation  shall  not  make  any  taxable  expentiitures 
as  defined  in  Section  4945(d)  of  the  Code  or  corresoon- 
ding  nrovisions  of  any  subsequent  fcde'^al  tax  laws. 

d.    The  corooration  s!:all,  to  the  extent  legally  permissible 
and  only  to  the  extent  that  the  status  of  the  corporation  as  an 
organization  exempt  under  Section  501  (c)(3)  of  the  Internal 
Revenue  Code  is  not  affected  thereby,  indemnify  each  of  its  director: 
officers,  employees  anc'  other  agents  (including  persons  who  serve 
at  its  request  as  directors,  officers,  emoloyees  or  otlier  agents 
of  another  organization  in  i.-liich  it  has  an  interest)  against  all 


P  n  r  n ':  r  a  d  h  4 
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9)  Tlie  corporaticn  r.ay  v?.ake    contracts,  give  guarantees  and  incur 
liabilities,  borrow  n.oney  at  such  rates  of  interest  as  the 
corporation  Fnay  determine,  issue  its  notes,  bonds  and  other 
oblic;ations,  and  secure  any  of  its  obligations  by  mortgage, 
pledge  or  encumbrance  of,  or  security  interest  in,  all  or  any 
of  its  property  or  any  interest  therein,  wherever  situated. 

10)  The  corporation  [?.ay  lend  money,  invest  and  reinvest  its  funds, 
and  take  and  hold  real  and  personal  property  as  security  for 
t!ie  oayment  of  funds  so  loaned  or  invested. 

11)  The  corporation  may  do  business,  carry  on  its  operations, 

and  have  offices  and  exercise  all  powers  granted  or  permitted 
by  Massachusetts  General  Laws,  Chapter  180  (as  such  chaoter 
may  incorporate  powers  available  under  other  chapters  of  the 
Massachusetts  General  Laws),  as  now  in  force  or  as  hereafter 
amended,  in  any  jurisdiction  v/ithin  or  without  the  United 
States,  although  the  cor;- oration  shall  not  be  operated  for  the 
primary  purnose  of  carrying  on  for  profit  a  trade  or  business 
unrelated  to  its  tax  exempt  ourooses. 

12)  The  corporation  may  oay  pensions,  establish  and  carry  out  oension, 
savings,  thrift  and  other  retirement,  incentive  and  benefit 
plans,  trusts  and  provisions  for  any  or  all  of  its  employees. 


13)  The  corporation  may  make  contributions  or  donations  to  oi 
organizations  . 


her 


14)  The  corporation  may  be  an  incorporator  of  other  corporations 
of  any  type  or  kind. 

1  3 )  T'n e  corooration  niay  be  a  partner  in  any  business  enterprise 
which  it  would  have  power  to  conduct  by  itself. 

16)  I'he   directors  may  '::ak3,  amend  or  repeal  the  by-laws  in  v/hole 
or  in  part,  except  v-'it!i  respect  to  any  provision  thereof  which 
by  law  or  the  by-laws  requires  action  by  the  members. 

17)  Meetings  o^  the  members  may  be  held  anywhere  in  the  United 
States. 


)  T'le  corporation  may  hnve  ind  exercise  all  powers  necessary 
on  convenient  to  efect  any  or  all  o  f^   the  purooses  fo^-  which 
the  cor ;^ oration  is  ^"ormed.   \'o  such  pov;er  nor  any  of  the 
powers  enumerated  above  shall  be  exercised  for  the  furtherance 
of  any  other  purpose.   Further,  no  such  power  shall  be  exer- 
cised in  a  manner  inconsistent  with  Massachusetts  General 
f.aws.  Chanter  180  or  any  other  chapter  of  the  General  Laws  of 
the  Commonwealth  or  S^cti'jn  501  (c)(3)  of  the  Internal  Revenue 
Code  . 


Incornorators    -    continued  Residences 


3.         X'ei'^hborhood    Develoonent    CorDoration  of   .loprJcr.    Plain    T'lnss.) 
Arthur    L.    Johnson,     President  ,^   -oi^eson  St., 

51    Genania   Street  Jamaica  Plain,   :l\ 

Jamaica    ^^lain,    ^lA      ■'21  30 

Hyde    Park    rieveloonent    Conoany,     Inc.  (Mass.) 

l.'illiar.'.   Boyle,    "Executive    Director 

15    Everett    Street  ^'  Austin  St., 

Hyde    Park,    MA      02136  Milton,  M\ 

5.  Allston    ':ri^hton    Conr.unity    Developnent    Corooration      CMass.l 
Rebecca   Black,    Executive    Director 

427    Cambridae    Street  41   '.vallingford   Rd.,    Bri-hton,:L\ 

Allston,    MA    02134 

6.  Boston    A<^inq    Concerns -Youn-^    and    Old    United,     Inc.    (Mass.) 
Alice    Merrill,    Convenor    of   Soard   of   Directors 

'S?    Mev.'bury    Street 

':;cston,     MA  23    Irvin-    St., 

Boston,    >L\ 

7.  Ecur.enical    Social    Action    Co'":r.ittee,     Inc.       (Mass.) 
Robert    '.'ooXer,     Executive    Director 

400    South   '-luntinc^ton    Avenue  12  Catherine  St., 

Jamaica    Plain,     MA       02130  Jamaica    Plain,    >L\ 

C.         N'uestra   Coriunidad    Developnent    Corporation  (Mass.) 
Melvyn    Colon,     Executive    Director 

^'09    Dudley    Street  34   Tonawanda   St., 

r.OXbury,     MA  Dorchester,    MA 

9.  United   South    Cnc/Loi;e^    Roxbury    Developnent    Corporation    (Mass.) 
Syvalia  Hynan,     Exec.f'vc    Director 

3  2    Rutland   Street  i:s  Humooidt  Ave., 

Boston,      .MA  Boston,    MA 

10.  Urban    Ed^^e    '-io''.sin<';    Corncration      ('lass.) 
P.onald    T.    Mafer,       ""ixccutive    Director 
620    Centre    Street 

Jamaica   Plain,     MA      02130  6  Park  Lane, 

Jamaica   Plain,    Mi\ 

11.  Inauilinos    Doricuas    en    Accion,     Inc. 
Richard    Thai,    Oevelooment    Coordinator 

405    Sha\^^^ut    Avenue  19   Hii;h   St., 

Boston,    MA    0  2118 

Dorchester,    MA 


f.    Except  as  othervise  required  by  lav:,  these  articles  of  or- 
ganization nay  be  anended  fron  ti^.e  to  time  by  the  affirmative 
vote  of  at  least  t'vo-tliirds  of  the  rnenbers  of  the  corporation; 
orovided  that  no  a^'end^:e^t  shall  authorize  or  oerr.it  the  corporation 
to  be  operated  otherwise  than  exclusively  for  suc'n  educational  or 
charita'jle  purposes  as  qualify  the  corporation  for  exemption  from 
taxation  under  Section  501  (c)(5)  of  t!ie  Code  or  correspondin,^ 
provisions  of  any  subsequent  federal  tax  laws. 


5.  Bv-lawsof  the  corporation  have  been  duly  adopted  and  the  initial  directors,  president,  treasurer  and  cleric 
or  other  presiding,  financial  or  recording  officers  whose  names  are  set  out  below,  have  been  duly  elected. 

.Vot    riODlicr.ble 

6.  The  effective  date  of  organization  of  the  corporation  shall  be  the  date  of  filing  with  the  Secretary  of  the 
Commonwealth  or  if  later  date  is  desired,  specify  date,  (not  more  than  30  days  after  date  of  filing.) 

:'ot  eDolicebl? 

7.  The  following  information  shall  not  for  any  purpose  be  treated  as  a  permanent  part  of  the  Articles  of 
Organization  of  the  corporation. 

a.  The  post  office  address  of  the  initial  principal  office  of  the  corporation  in  Massachusetts  is: 

c/o  United  South  End  Settlements,  566  Columbus  Avenue 
Boston  MA  02118 

b.  The  name,  residence,  and  post  office  address  of  each  of  the  initial  directors  and  following  officers  of 
the  corporation  are  as  follows: 

NAME                              RESroENCE                                    POST  OFFICE  ADDRESS 
President: .  .Arthur. .  Johnson. .  .31 .  Robeson.  St..,.  .Jamaica   Plain  MA SAME  — 

Treasurer:  .Rebe.cca.  Black  .  ..41.  .Waliin.gfQrd.Road,.  .Brighton  MA SAME  — 

Clerk:  Arthur.  Johnson   .  .31-  -Robeson-  St.  ,  •  -Jamaica   Plain-  MA SAME  — 

Directors:  (or  officers  having  the  powers  of  directors)       i  Q/r\^   a.  S    Ci^  ocrC' 


Same  as  persons  who  signed  on  behalf  of  the  incorporators. 


c.  The  date  initially  adopted  on  which  the  corporation's  fiscal  year  ends  is:      D?C3n:}er    31,     19SS 

d.  The  date  initially  fixed  in  the  by-laws  for  the  annual  meeting  of  members  of  the  corporation  is: 

, second  Wednesday  of  September 

e.  The  name  and  business  address  of  the  resident  agent,  if  any,  of  the  corporation  is: 

N/A 
IN  WITNESS  WHEREOF  and  under  the  penalties  of  perjury  the  above-named  INCqRPORATOR(S)  signis) 
these  Articles  of  Organization  this  t'^T^  day  of    S  c/^T(^^  S-^^  1953' 

/t'k^^  l%J\     Oycu^J^      /J-^^^x  iO-Jl^vX  ;S<\^tM^ -.Pc,)fex/7if<'-i  G 


^  0^  "^^^^^ 


The  signature  of  each  incorporator  which  is  not  a  natural  person  must  belsy  an  individual  who  shall  show  the 
capacity  in  which  he  acts  and  by  signing  shall  represent  under  the  penalties  of  perjury  that  he  is  duly  authorized 
on  its  behalf  to  sign  these  Articles  of  Organization. 
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